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EXECUTIVE SUMMARY

The purpose of the study is to determine:

“The Avenues will be
transformed incremen-
tally. They will change
building-by-building
over a number of years.
The framework for new
development on each
Avenue will be estab-
lished by a new zon-
ing bylaw and design
guidelines created in
consultation with the

local community.”

-- Toronto Official Plan

Lawrence Avenue East from Victoria Park Avenue to
east of Birchmount Road has been identified as an
Avenue in the City of Toronto Official Plan. The Plan
describes Avenues as important corridors along major
streets which offer opportunities for reinvestment for
new housing and employment and an improved public
realm. The Plan acknowledges that reurbanization will
be an incremental process, and that a high quality, pe-
destrian-focused, transit-supportive public realm is an
important aspect of creating successful Avenues.

The Study Area includes all the properties fronting onto

A policy framework and a set of recommended
changes to the Zoning Bylaw for the area;

A set of Urban Design Guidelines to address public
realm improvements and guide development on
privately owned lands;

Criteria for introducing mixed-use mid-rise and tall
buildings;

Proposals for creating public open spaces and im-
proving existing parks; and

Recommendations for optimizing the use of the road
allowance and enhancing transit, walking and cycling.

EXISTING CONDITIONS

The urban environment in the area is characterized by low
to mid-rise 1950's era apartment buildings in the western
portion of the corridor, single-storey retail buildings in the
central area, and low rise industrial and retail buildings
ment District bordering the eastern edge of the study to the east. The commercial area is diversified and largely
corridor. The established low density Wexford Heights distinguished by the multi-ethnic identity of many of the
neighbourhood surrounds the Study Area. retailers.

Lawrence Avenue East between Victoria Park Avenue to
east of Birchmount Road (see Figure A). This 2 kilometre
stretch is comprised of mainly low rise and mid-rise resi-
dential buildings towards the western end, a commer-
cial ‘hub’ in the central area, and the Wexford Employ-
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Figure A: Study Area
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Lawrence Avenue East includes a wide expanse of
pavement to accommodate seven lanes of traffic. Some
stretches of the road, particularly along the 1 kilometre
commercial/retail stretch between Pharmacy Avenue
and Warden Avenue, are without signalized intersections.
Public realm components include some dispersed street
tree planting and limited street furniture. Numerous
driveways interrupt the sidewalk and large areas are
devoted to surface parking in front of buildings along
the edge of the sidewalk, contributing to an auto-oriented
character for the street.

The surrounding area is identified as parks deficient in
the City’s Official Plan. There are also some deficiencies
in existing community services and facilities throughout
the Study Area.

STUDY PROCESS

The Lawrence Avenue East Study was based on an
extensive consultation process with City staff and stake-
holders, structured around a series of meetings and
workshops.

A Local Advisory Committee (LAC) was formed to guide
the study and assist with identifying issues and gener-
ating development options. The LAC consisted of City
staff and neighbourhood stakeholders. A series of com-
munity meetings and workshops were also held in the
area to discussed preferred solutions.

EXECUTIVE SUMMARY

ISSUES
The issues that emerged from the public consultation
process established a framework for the formulation
of a vision, study principles and recommendations. The
issues are summarized as follows:
The width of street, extensive surface parking
areas, and empty spaces between buildings on
either side of Lawrence Avenue East, result in
an environment that is more car oriented than
pedestrian friendly;
Low intensity development is out of scale with
the street-width;
Buildings are generally unattractive;
Boulevards lack amenities such as trees and
street furniture and contribute to an inhospi-
table pedestrian environment;
The area is deficient in parks and open spaces;
A large number of driveways exit directly onto
Lawrence Avenue East, causing breaks in the

sidewalk and resulting in unsafe road conditions

for vehicles exiting and entering onto Lawrence
Avenue East;

There are few opportunities for pedestrians to
cross Lawrence Avenue East; and

Many vehicles travel in excess of the posted
speed limit causing safety concerns.
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CITY OF TORONTO
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The vision for Lawrence
Avenue is to strengthen
and improve its diverse
multicultural retail, resicential
and mixed-use character
by creating a more intimate
street that enhances
the pedestrian and cycling
experience; adds greenery
and street trees; increases
the amount of urban
open space and parks;
and produces excellence

in urban design.

1 EXECUTIVE SUMMARY

STUDY VISION AND PRINCIPLES

Vision

The values and priorities of the community are outlined in a sum-
mary vision for the study corridor that will serve as a guide to
private sector redevelopment and provide a cohesive framework for
coordinated public sector investment.

Principles

The vision informs a set of planning principles that will guide
recommended policy and zoning changes to assist City staff with
evaluating development applications to ensure transformation of
the corridor into a vibrant, mixed use, transit-oriented community
that meets the needs of its population through appropriate intensi-
fication and provision of community services. The planning prin-
ciples are comprised of the following:

Improve pedestrian environment and cycling opportunities;
Encourage attractive, well designed buildings;

Promote active, street-related uses;

Provide for mid-rise, street-related buildings at mid-block
and higher buildings at key locations;

Create a beautiful streetscape;

Provide for a new open space and establish a green trail
focus at the Hydro corridor;

Improve connections between the residential neighbour-
hoods to the north and south of Lawrence Avenue; and
Implement initiatives to achieve immediate improvements.

RECOMMENDATIONS

Change along Lawrence Avenue East will not occur
overnight but will evolve over an extended period
of time. This incremental change will be structured
to best capture the unique qualities of the commu-
nity while addressing the corridor’s weaknesses and
overcoming its constraints.

The recommendations identified below respond to
the issues identified by area stakeholders and City
staff and consist of recommended official plan and
zoning changes, supported by a set of urban design
guidelines and transportation improvements.

POLICY RECOMMENDATIONS:

The diverse residential and retail character of Law-
rence Avenue East between Victoria Park Avenue
and Birchmount Road can be strengthened and
improved through the following:

1. New housing and employment uses will be
encouraged in mixed-use developments that
are contained within well-designed mid-rise or
tall buildings at appropriate locations, provided
among other planning matters the objectives
pertaining to public realm improvements, out-
lined below, are met.
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2. Improvements to the public and private realms shall
be designed to create:
A high quality streetscape;
An enhanced environment for pedestrians and
cyclists;
Additional greenery and street trees; and
More open spaces and parks.

3. New buildings shall generally be located in keeping

with the Built Form policies of the Official Plan.

In addition, all new developments shall be

designed to:
Animate the pedestrian realm by locating active
street-related retail uses at grade, where feasible;
Create a comfortable experience for pedestrians
along Lawrence Avenue East and adjacent cross
streets, through design features such as pedestrian
scaled, street-related podium buildings that are, at
a minimum, two storeys high with taller elements
stepped back from the podium structures;
Respect privacy and overlook conditions for adja-
cent Neighbourhoods, by adhering to appropriate
angular plane standards; and
Minimize wind impacts along the public realm on
Lawrence Avenue East and adjacent open spaces
and maximize opportunities for sunlight exposure
on the public realm.

4. The tallest buildings shall be located adjacent to the
Employment Areas, west of Birchmount Road;

5. Buildings located along Lawrence Avenue East be-
tween its intersections with Victoria Park, Pharmacy
Avenue, Warden Avenue and Birchmount Road shall
be scaled to reflect a mid-rise form of development,

[l ToRoNTO
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generally consistent with a one-to-one relationship
between building height and the width of the public
right-of-way; and

6. Improvements to the public realm, including parks and
open spaces, will be implemented through a combina-
tion of:

City capital funding;

Section 37 contributions from developments that
result in increased heights and densities;

Cooperative initiatives amongst the City, local busi-
ness association(s) and local residents; and
Improvements to the public realm adjacent to private
development, including street tree planting and op-
portunities to provide publicly accessible private open
spaces secured through Site Plan Agreements.

ZONING RECOMMENDATIONS:

It is recommended that the Zoning Bylaw be amended for
properties in the Study Area fronting on Lawrence Avenue
East between Victoria Park Avenue and to the east of Birch-
mount Road to incorporate the following (see Figure 5.1
Angular Plane on page 49)

1. Alist of permitted uses that incolude: a wide range of
residential, retail, commercial, institutional and commu-
nity service uses, with the exception of detached houses,
semi-detached houses, and “auto related uses”;

2. Maximum permitted building heights and densities in
accordance with Figure 5.6 Proposed Building Heights
and Densities on page 54, with tall buildings above a
height of 27 metres, where appropriate as per the Tall
Building Guidelines not exceeding a floor plate of 800
square metres;
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3. Minimum building heights of 8 metres or 2 storeys;

4. Buildings located adjacent to properties designated as
Neighbourhoods in the Official Plan to be subject to a
45 degree angular plane measured from the property
line;

5. Buildings to be setback a minimum of 7.5 metres from
the rear property line;

6. A 1.5 metre landscaped buffer strip along the rear
property line;

7. Buildings to be setback a minimum of 2 metres from
the Lawrence Avenue East, Birchmont Road, Victoria
Park Avenue, Pharmacy Avenue and Warden Avenue;

8. Buildings to be located within a 2 metre “build-to”
zone, beyond the front yard setback;

9. Building face to extend along a minimum of 70 per-
cent of the frontage of each lot over 30 metres wide
along Lawrence Avenue East and a minimum of 60
percent of the frontage of each lot that is 30 metres
wide or less;

10. Any buildings above 20 metres to be subject to a step-
back of 2 metres from the front building face;

11. Minimum facing distance of 15 metres for all buildings
with walls that contain principal windows; and

12. Mechanical penthouse to be step back 6 metres from
the front of the building and to cover no more than 50
percent of the roof area and extend to a height of no
more than 6 metres.

TRANSPORTATION RECOMMENDATIONS

It is recommended that the following transportation
improvements be implemented along Lawrence Avenue East
in the Study Area (see Figure 6.1 Street Section on page 58):

Locate additional signalized intersections at Elinor
Avenue and Tower Drive;

Maintain 26 metre pavement width and curb but revise
traffic lanes to create a central left-turn lane or planted
median, and two through traffic lanes, a curb lane and a
signed bike lane in each direction;

Reduce through traffic lanes to 3.2 metres;

Reduce curb lane to 3.3 metres which can function as a
bus and/or HOV lane in future;

Locate signed bike lane, next to curb, at 1.7 metres
wide;

Provide a landscaped centre median whenever possible,
which should be expanded over time as driveways can
be consolidated. At intersections, a 3.0 metre wide left
turn lane and a minimum 1.0 metre wide concrete medi-
an island should be provided mid block. The landscaped
median should be at least 3.2 metres wide;

Encourage the consolidation of driveways as redevelop-
ment occurs, towards achieving a standard of no less
than a distance of 80 metres between driveways;

Increase the number of transit stops to provide greater
convenience for transit users;
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9. Review parking requirements for uses along Law-
rence Avenue East with a view to reducing these
requirements as part of a strategy to encourage
greater transit use;

10. In reviewing applications for redevelopment,
encourage owners to locate parking facilities
below grade, wherever feasible;

11.If surface parking is to be provided, encourage
such parking to be located at the rear of buildings
or incorporated into the architectural design of
buildings, wherever feasible; and

12. Encourage the provision of car-share facilities lo-
cated within developments with a corresponding
reduction of parking requirements equal to ap-
proximately ten required parking spaces for every
one car share space.

URBAN DESIGN GUIDELINES

It is recommended that the following streetscape
improvements be implemented in the Study Area
(see Figure 7.3, Typical Street Section on page 67):

1. Minimum 2.0 metre wide sidewalks;

2. Minimum 2.5 metre wide boulevard strip between
curb and sidewalk to contain street trees planting
and street furniture;

3. Street tree planting in continuous soil trenches
of sufficient width and depth, as required by the
City’s Urban Forestry Department. Street tree
trenches should be long enough to contain at

10.

11.
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least two trees. The surface of the tree trench should be
permeable and consist of low maintenance ground cover
and/or permeable paving;

Pedestrian scale street lighting fixtures, attached to exist-
ing street lighting standards, combined with additional
light standards between existing standards, to improve
light levels on sidewalks;

All light standards and utility poles to be designed to carry
banners and flower baskets;

Benches at intersections and transit stops, with additional
benches on north side of Lawrence Avenue East between
Pharmacy Avenue and Warden Avenue;

Information kiosks at major intersections and key loca-
tions;

Bicycle racks and storage lockers near transit stops, inter-
sections and strip plazas;

Recycling and trash bins at transit stops and intersections
and elsewhere, as required;

Special streetscape treatment at intersections, as illustrat-
ed in Figure 7.2, Typical Treatment of Major Intersections
on page 66;

Landscaped medians to be located wherever possible
where centre left-turn lanes are not required. Medians to
be a minimum of 3.0 metres wide and have low mainte-
nance and drought-resistant planting and landscaping;
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12.Landscape screening to be provided at the
street edge of properties with front yard park-
ing lots. Screening to consist of dense vegeta-
tion with a minimum height of 1.2 metres and
may also include decorative elements such as
hanging flower baskets. Design, installation
and maintenance to be co-ordinated in asso-
ciation with local BlAs; and

13. Streetscape elements to be extended along
Victoria Park, Pharmacy, Warden, Birchmount,
both north and south of Lawrence Avenue
and where appropriate along other local side
streets.

Parks and Open Space Improvements:

It is recommended that the following Parks and
Open Space Improvements be implemented in the
Study Area:

1. A new public park at the Hydro Corridor on the
north side of Lawrence Avenue East;

2. A new multi-use pathway and trail on either
side of Lawrence Avenue East along the Hydro
Corridor to connect with existing open spaces
and trails in the community;

3. A potential new multi-use pathway along the
north-south rail line easement east of Ellington
Drive;

4. As development proceeds, staff should explore
opportunities to locate publicly accessible park
space in the Study Area to be achieved as part
of the development approval process;

5. A potential new pocket park at the south-east corner of
Lawrence Avenue East and Ellington Drive, incorporating
the creek; and

6. New urban spaces such as seating areas and alcoves off
the sidewalk, entrance plazas for buildings, wider publicly
accessible front yards at transit stops and intersections
secured as part of the development process for new de-
velopment or additions to existing development.

Built Form Guidelines

These guidelines should be used in conjunction with the Zon-
ing Bylaw, as a further interpretation of the bylaw. They are
meant to offer a reference point for new development, while
allowing flexibility in design to achieve a high level of design
excellence and diversity in built form (see Section 5.0, Policy
and Zoning Bylaw Recommendations and figure 5.3).

Mid-rise Buildings (Up to 8 Storeys)
Mid-rise buildings should express a clear distinction amongst
three components: base, middle, and top as follows:

Building Base (at-grade):
Commercial at-grade with a minimum ceiling height of
4.5 metres; and
Ground floor should maximize clear glazing along its
Lawrence Avenue frontage.

Building Middle:
Consists of the 2nd to 6th floors at a maximum height
of 20 metres, and forms the main part of the street-
wall; and
Should generally contain different materials and fenes-
tration treatment from the base.
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Building Top:
Including the 7th and 8th floors to a total height
of 27 metres, should be stepped back 2 metres.

This will lower the visual impact of the streetwall at

the sidewalk level; and
In addition to its stepback, should incorporate the
mechanical penthouse into its design.

Tall Buildings
Tall buildings should have regard for the City’s Tall Build-
ings Guidelines and be designed as point towers with a
maximum footprint limited by the zoning bylaw to 800
square metres, to create a slim silhouette and minimize
shadows. Tall buildings at major intersections will provide
opportunities for landmarks and view terminations
and should:
Have a high quality of design; and
Acknowledge their location and role through de-
sign features, facade treatment, materials, and in
the silhouette created by their rooflines.

Ground Floor and Ground Level Treatment
The following elements summarize the recommended
approach for the ground floor and the adjacent areas to
the ground floors of buildings:
Special treatment for ground floor, including
weather protection elements such as awnings and
front yard street-related activities such as patios;
The ground floor treatment should be extended
around the corner from Lawrence Avenue East to
the side streets at major intersections such as
Victoria Park, Pharmacy, Warden, and Birchmount.
Pedestrian-orientated signage;
Streetscape improvements along the public right-
of-way adjacent to the property in accordance with
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the Streetscape Recommendations;

Creating a landscape screen between existing front yard
parking lots and the sidewalk; and in accordance with
the Streetscape Recommendations;

Consolidation of driveways where feasible or appropri-
ate in accordance with Transportation Recommenda-
tions; and

Underground parking where feasible (see Transportation
Recommendations).

Landscaping at Rear of Development Parcels

New development should include landscape treatment consist-
ing of a screen of trees and/or shrubs along the rear property
lines of sites fronting onto Lawrence Avenue East and backing
onto low density residential properties.

Renovation/Addition/Conversion of Existing Buildings
Redevelopment along Lawrence Avenue will take many forms.
While most of the guidelines have been prepared for new
development, many existing sites and buildings may undergo
minor change, such as renovation, conversion and addition.

It is recommended that the guidelines for redevelopment be
applied to renovations, conversions and addition, where ap-
plicable, and that minimum and maximum building heights for
mid-rise buildings apply to additions (see Zoning Bylaw Recom-
mendations);

NEXT STEPS

The transformation of Lawrence Avenue from its current condi-
tion to a more pedestrian-friendly, transit-supportive, mixed-
use “Avenue” will likely take many years. The redevelopment
of sites will be a gradual and incremental process, based on
many factors, including land ownership patterns, market de-
mand and economic cycles.
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It is recommended that the City prepare a multi-year
phasing plan in order to undertake the following initia-
tives:

Narrowing traffic lanes;

Re-striping the existing public right-of-way to add
a bicycle lane in both directions;

Adding planted medians;

Widening sidewalks;

Adding landscaping including street trees in the
public right-of-way; and

Installing pedestrian scale lighting.

It is further recommended that the City work with
the local BIA and property owners along Lawrence
Avenue East in the Study Area to:

Reclaim encroachments of the public right-of-
way;

Consolidate driveways, where appropriate and
feasible;

Encourage the planting of trees in private realm
along the property line;

Encourage landscaping in front of surface parking
areas along the street; and

Implement a co-ordinated streetscape and sig-
nage program with the local BIA.

Although several of the initiatives listed as “Next Steps” will
take a multi-year co-ordinated program to achieve a perceiv-
able impact along the Study Area, there are some initiatives
that have already started, or can be initiated relatively quickly
to achieve success in a relatively short time frame. These
initiatives have been identified as Priority Projects and include
the following:

Create new signalized intersections at Elinor Avenue
and at Tower Drive;

Create a new parkette at the Hydro Corridor;

Initiate a street tree planting program; and

Work with the BIA to identify and secure funding for a
location for a demonstration pilot project (for ex-
ample, a one block section between Pharmacy Avenue
and Warden Avenue) to include many of the improve-
ments proposed for the public and private realms
including: landscape screening of parking lots; remov-
ing encroachments onto the public right-of-way, and
initiating recommended streetscape improvements.
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1 SECTION 1

1 .0 STUDY BACKGROUND

1.1 PURPOSE OF THE STUDY

Lawrence Avenue East from Victoria Park Avenue to
east of Birchmount Road has been identified as an
Avenue in the City of Toronto Official Plan (see Figure 1.0
Study Area). The Plan describes Avenues as important
corridors along major streets which offer opportunities
for reinvestment for new housing and employment and
an improved public realm. The Plan acknowledges that
reurbanization will be an incremental process, and that
a high quality, pedestrian-focused, transit-supportive
public realm is an important aspect of creating successful
Avenues.

The purpose of the study is to determine:
A policy framework and a set of recommended
changes to the Zoning Bylaw for the area;
A set of Urban Design Guidelines to address
public realm improvements and guide development
on privately owned lands;
Criteria for introducing mixed-use mid-rise and
tall buildings;
Proposals for creating public open space and
improving existing parks; and
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Recommendations for optimizing the use of the
road allowance and enhancing transit, walking
and cycling.

1.2 STUDY PROCESS

The Lawrence Avenue East Study Area was based on
an extensive consultation process with City staff and
stakeholders, structured around a series of meetings
and workshops.

A Local Advisory Committee (LAC) was formed to guide
the study and assist with identifying issues and generating
development options. The LAC consisted of City staff
and neighbourhood stakeholders. A series of community
meetings and workshops were also held in the area to
discuss preferred solutions.

The study was conducted in the following three phases:

m Phase 1: Background Research and Analysis
Phase 1 consisted of investigating relevant background
data, reviewing the planning policy context, and
developing an understanding of the Study Area and

=
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its surroundings. An inventory of site conditions and a
review of constraints and opportunities were complet-
ed through a series of techniques, including mapping,
analysis of precedents, photography and three-dimen-
sional computer modeling of the existing built form
character of the Study Area.

The background analysis of the Study Area was pre-
sented at a LAC meeting on May 1, 2007. An analysis of
the Strengths, Weaknesses, Opportunities and Threats
(SWOT) of the Study Area was presented at a LAC
meeting on May 14, 2007.

The first public meeting consisted of a Strengths Weak-
nesses Opportunities Threats (SWOT) workshop held on
May 29, 2007. The outcome was a set of draft planning
principles derived from the opportunities identified at
the workshop. These were used to guide the discus-
sions at the second public meeting, the Design Char-
rette. A summary of the SWOT workshop is provided in
Section 4.

m Phase 2: Design Exploration

A Design Charrette was held on June 16, 2007 to ex-
plore various design and development options for the
Study Area. The Charrette was organized around the
issues and opportunities identified in Phase 1 through
the SWOT workshop and focused on the following top-
ics: built form, streetscape, open space and transporta-
tion improvements. Built form options were studied

SECTION 1 1

through the use of three-dimensional physical models
and blocks that could be configured by participants to
explore various alternative scenarios. A summary of the
Charrette is contained in Appendix B.

m Phase 3: Conclusions and Recommendations

The conclusions and recommendations phase con-
solidated the insights and outcomes from the Design
Charrette and the analysis carried out by the consultant
team to create a preferred development framework for
the Study Area. The result was a set of recommenda-
tions for achieving the development framework, includ-
ing preliminary urban design guidelines. Draft versions
of the recommendations and Urban Design Guidelines
were presented at a LAC meeting on September 13,
2007, and again at a public open house on September
25, 2007. These were subsequently refined, based on
feedback generated at the meetings, discussions with
staff and further analysis. A description of the recom-
mendations and urban design guidelines is contained in
Sections 5 through 8.

A chart illustrating the study process can be found in
Figure 1.1, Study Process.
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“Avenue Studies will
involve extensive public
and stakeholder consul-
tation in order to deter-
mine the appropriate
scale and intensity of
development to be re-
flected in the zoning for
the Mixed Use Areas

along the Avenue.”

-- Toronto Official Plan
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“Ontario’s long-term
prosperity, environmental
health and social well-
being depend on wisely
managing change and
promoting efficient land
use and development
patterns. Efficient land
use and development
patterns support strong,
livable and  healthy
communities,  protect
the environment and
public health and safety,
and facilitate economic

growth.”

-- Provincial Policy

Statement, 2005

1 SECTION 2

2 . 0 POLICY CONTEXT

Redevelopment along Lawrence Avenue East between
Victoria Park Avenue and Birchmount Road is subject to
the Provincial Policy Statement (PPS), the Growth Plan
for the Greater Golden Horseshoe and the Official Plan
of the City of Toronto. The following sections briefly
summarize this policy context as it applies to Lawrence
Avenue East.

2.1 PROVINCIAL POLICY STATEMENT, 2005

The PPS establishes the policy foundation for regulating
the development and use of land in Ontario. The PPS
acknowledges that Ontario’s long-term prosperity, en-
vironmental health and social well-being is conditional
on the ability to wisely manage change and promote
efficient land use and development patterns. Section
1.0, Building Strong Communities, outlines the policies

which will shape growth in Ontario. Key points include:

Growth will be focused on settlement areas, ei-
ther through intensification and redevelopment,
or if necessary, by developing designated growth
areas;

The emphasis of the PPS is clearly the promo-
tion of intensification and redevelopment as the
preferable means to manage growth. Planning
authorities are to promote the reuse of existing
building stock, the redevelopment of brown-
fields, and the creation of compact urban form
to these ends;

Growth should feature densities and a mix of
land uses that efficiently use land, resources,
infrastructure and public service facilities, and

support the use of alternative transportation
modes and public transit;

Planning authorities are to promote a range of
housing types and densities, while establishing
minimum targets for the provision of housing
which is affordable to low and moderate income
households;

Public streets, spaces and facilities should be
planned to be safe and meet the needs of pedes-
trians and other non-motorized movement;

A land use pattern, density and mix of uses
should be promoted that minimizes the length
and number of vehicle trips and supports the de-
velopment of viable choices and plans for public
transit. Transportation and land use consider-
ations shall be integrated into all stages of the
planning process;

The preservation and reuse of abandoned cor-
ridors for purposes that maintain the corridor’s
integrity and continuous linear characteristics
should be encouraged wherever feasible; and
Land use patterns should minimize the negative
impacts on air quality and climate change, and
promote energy efficiency. To these ends, land
use and development patterns should promote
compact urban form, a structure of nodes and
corridors, promote the use of public transit,
improve the mix of employment and housing to
decrease transportation congestion, and pro-
mote design which maximizes the use of alter-
native or renewable energy and the mitigating
effects of vegetation.
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The proposed policy framework to guide redevelop-
ment along Lawrence Avenue East must be consis-
tent with the PPS’s vision of growth management in
Ontario. It should provide an example of the kind of
intensification and redevelopment envisioned under
this planning regime.

2.2 PLACES TO GROW: GROWTH PLAN FOR
THE GREATER GOLDEN HORSESHOE
Established under the Places to Grow Act (Bill 136), the
objectives of the Growth Plan are to effectively manage
growth and develop stronger communities in the Prov-
ince of Ontario. The Greater Golden Horseshoe (GGH)
is identified as one of the fastest growing regions in
North America. The Growth Plan aims to create the
conditions that will allow the region to experience the
benefits of growth, while avoiding its possible negative
aspects.

Urban sprawl is identified as a development pattern
that will hurt the GGH's competitiveness in the long-
term. As an alternative to sprawl, the Plan outlines a
growth management regime, with emphasis on in-
tensification and the efficient use of infrastructure. In
the context of the City of Toronto, the key elements
include:
Directing a significant portion of new growth to
the existing built-up area through intensification;
Better use of infrastructure through compact
urban form;

[l ToRoNTO
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Reducing dependence on the automobile
through the development of mixed-use, transit-
supportive, pedestrian-friendly urban environ-
ments;

Using transit infrastructure to shape growth,
and planning for high residential and employ-
ment densities that ensure the efficiency and
viability of existing and planned transit service
levels;

Providing convenient access to intra- and inter-
city transit; and

Planning and investing for a balance of jobs and
housing in communities with a diverse mix of
land uses, a range and mix of employment and
housing types, high quality public open space
and easy access to local stores and services.

In Schedule 4 of the Growth Plan, the entire City of To-
ronto, including this stretch of Lawrence Avenue East,
is shown as an existing Built up Area which is consid-
ered the primary location for intensification. The plan
also recognizes that urban growth centres, intensifica-
tion corridors and major transit station areas will be the
key focus for development to accommodate intensifica-
tion.

Intensification corridors are defined in the Plan as areas
“along major roads, arterials or higher order transit
corridors that have the potential to provide a focus for
higher density mixed-use development consistent with
planned transit service levels.” By virtue of its designa-
tion as an Avenue in the City of Toronto Official Plan,

MARCH 2008
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“The revitalization of ur-
ban growth centres is
particularly important,
not only because they
can accommodate addli-
tional people and jobs,
but because they will
increasingly be regional
focal points. They are
meeting places, loca-
tions for cultural facili-
ties, public institutions,
major  services, and

transit hubs”

-- Places to Grow, 2006

1 SECTION 2

the City has signaled that it considers Lawrence Avenue
an Intensification Corridor, for the purposes of the
Growth Plan.

2.3 OFFICIAL PLAN FOR

THE CITY OF TORONTO

Adopted by City Council in November 2002, the major-
ity of the new Official Plan for the amalgamated City
of Toronto was largely brought into effect on issuance
of an order by the Ontario Municipal Board on July 6,
2006. The following polices are relevant to guide devel-
opment for Lawrence Avenue East.

Shaping the City

The strategic direction for growth management un-
derlying the new plan is reurbanization. The focus of
this approach is to improve and make more efficient
use of existing infrastructure and services, while being
consistent with the planned urban structure and land
use designations. The Official Plan makes efforts to
link land use and transportation planning in order to
decrease car dependency while increasing transit use.
The Official Plan indicates that the majority of growth
will be directed to Centres, Avenues, Employment Dis-
tricts and the Downtown. These Centres and corridors
will be connected by an integrated regional transporta-
tion system whose hallmark is fast and efficient public
transit. The stable residential neighbourhoods that
make up the majority of the City, including the proper-
ties that abut those properties fronting on either side
of Lawrence Avenue East in the Study Area (with the
exception of the Employment Lands west of Birch-

mount), are expected to see slower growth. Section
2.1 Structuring Growth in the City: Integrating Land
Use and Transportation, Policy 2 details the objectives
of directing growth in this manner:

Growth will be directed to the Centres, Avenues,
Employment Districts and the Downtown as shown on
Figure 2.1 in order to:

a) Use municipal land, infrastructure and services
efficiently;

b) Concentrate jobs and people in areas well
served by surface transit and rapid transit sta-
tions;

c) Create assessment growth and contribute to the
City’s fiscal health;

d) Promote mixed-use development to increase
opportunities for living close to work and to
encourage walking and cycling for local trips;

e) Offer opportunities for people of all means to
be affordably housed;

f) Facilitate social interaction, public safety and
cultural and economic activity;

g) Improve air quality, energy efficiency and reduce
greenhouse gas emissions;

h) Improve surface and groundwater quality and
restore the hydrological function and habitat of
streams and wetlands; and

i) Protect neighbourhoods, green spaces and
natural heritage features and functions from the
effects of nearby development.
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As an Avenue, the Lawrence East Study Area is subject
to policies contained in section 2.2.3 of the Official
Plan which outline the nature of the studies that will be
carried out in these areas in order to guide incremental
change over time and to focus public investments as
appropriate to accommodate and enhance the trans-
formation of these corridors. The studies are to engage
area residents, businesses and other local stakeholders,
as was done in this instance, in order to provide guid-
ance in two broad areas: 1) community improvements
including streetscape improvements, transportation
improvements, parks and open space improvements
and upgraded sewer and water infrastructure; and 2)
zoning and other land use regulations to guide future
development including heights and densities, massing,
scale, siting and organization of buildings, transition
to adjacent areas, restrictions on at-grade parking and
driveways and transit supportive measures.

Land Use Designation

The Study Area is designated as Mixed Use Areas on
Map 20 of the new Official Plan (see Figure 2.2). Mixed
Use Areas consist of residential, commercial, institu-
tional and recreational uses, to create complete neigh-
bourhoods where people can live, work and shop and
depend less on their cars and more on public transit,
walking and cycling.

The Official Plan lays out the framework for Mixed Use
Areas to absorb most of Toronto’s retail, office and
service employment growth, as well as a significant
portion of new housing. In Section 4.5 Mixed Use Areas:

Policy 2, the Plan details the criteria that will shape
development in Mixed-Use Areas:
In Mixed-Use Areas development will:

a) Create a balance of high quality commercial, resi-
dential, institutional and open space uses that reduces
automobile dependency and meets the needs of the
local community;

b) Provide for new jobs and homes for Toronto’s grow-
ing population on underutilized lands in the Down-
town, the Central Waterfront, Centres and Avenues
and other lands designated Mixed-Use Areas creating
and sustaining well-paid, stable, safe and fulfilling em-
ployment opportunities for all Torontonians;

¢) Locate and mass new buildings to provide a transi-
tion between areas of different development intensity
and scale, as necessary to achieve the objectives of this
Plan, through means such as providing appropriate set-
backs and/or a stepping down of heights, particularly
towards lower scale Neighbourhoods;

d) Locate and mass new buildings so as to adequately
limit shadow impacts on adjacent Neighbourhoods,
particularly during the spring and fall equinoxes;

e) Locate and mass new buildings to frame the edges
of streets and parks with good proportion and main-
tain sunlight and comfortable wind conditions for pe-
destrians on adjacent streets, parks and open spaces;
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f) Provide an attractive, comfortable and safe pedes-
trian environment;

g) Have access to schools, parks, community centres,
libraries and childcare,

h) Take advantage of nearby transit services;

i) Provide good site access and circulation and an ad-
equate supply of parking for residents and visitors;

J) Locate and screen service areas, ramps and garbage
storage to minimize the impact on adjacent streets and
residents; and

k) Provide indoor and outdoor recreation space for
building residents in every significant multi-unit resi-
dential development.

Building a Successful City

The Official Plan contains numerous built form and
urban design policies in order to achieve development
that is located and organized to fit into its existing or
planned context. To this end, the Plan contains policies
that promote massing “to frame adjacent streets and
open spaces”, “creating appropriate transitions in scale
to neighbouring or planned buildings”, locating main
building entrances so they are visible from the public
sidewalk, and organizing vehicular parking so as to
minimize its impact on the property and surrounding
area including “providing underground parking where
appropriate”.

SECTION 2 1

Parks and Open Spaces

Map 8A (see Figure 2.3) of the Official Plan shows

the location of parks just beyond the Study Area. This
is based on different levels of provision of parkland
expressed as “hectares of local parkland per 1,000 peo-
ple”. The entire area north of Lawrence Avenue East,
between Victoria Park and Warden Avenue, is shown
on this Map as having the lowest amount of parkland
provision of the five categories shown on the Map.

In addition, Map B shows the area south of Lawrence
Avenue East, between Warden Avenue and Birchmount
Road, also as an area with the lowest amount of park-
land provision. As such, these areas should be targeted
for strategic parkland acquisitions in order to address
the low level of parkland provision. The Study Area

has been identified as an area where a new alternative
parkland rate will apply.
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Figure 2.3: Toronto Official Plan - Map 8A (Partial): City Parkland, N.T.S.
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LEGEND
[ single-Family Residential industrial Dstrict 2.4 EXISTING ZONING BYLAWS
[ Multi-Family Residential The Study Area is subject to the .m-forcc.e Wexford Community Zoning
[l 'ndustrial Commercial Bylaw, the Dorset Park Community Zoning Bylaw, and the Employment
& Apartment Residential Districts Zoning Bylaw - Wexford Employment District Bylaw. The current
[&] Institutional zoning permits a range of uses which are outlined in Figure 2.4 and which
BB commercial/Residential lace of Worchi do not fully reflect the Mixed-Use Areas designation in the Official Plan.
ace o orsnip
Il Highway Commercial
School
BNeighbourhood
Commercial Public Utility

I3 Community Commercial Industrial
Park

Note: Figure 2.5 is based on in-force Wex-
ford Community Bylaw, 1961; Dorset Park
Community Bylaw, 1961; Wexford

Employment District Bylaw, 1996.
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2.5 CITY OF TORONTO BIKE
PLAN

The Toronto Bike Plan consists of a
comprehensive bikeway network,
as well as a set of integrated prin-
ciples, objectives and recommenda-
tions regarding safety, education
and promotional programs. Law-
rence Avenue has a proposed bike
lane in the Bike Plan.

The proposed network is expected
to be completed by 2011, and will
cover 1,000 kilometres of several
types of bikeways. The network will
serve both commuter and recre-
ational cycling, with signed bike
lanes, shared roadway routes, and
multi-use off-road pathways. Figure
2.5 identifies the bike network in
the Study Area.

[l ToRoNTO

SECTION 2 1 LAWRENCE AVENUE EAST STUDY,

LEGEND

T

f

A

Study Ar

£S
N3OHYM

€a

ANNOWHDHIE

EGLINTON

AOINNIA

Existing Bike Lane
Proposed Bike Lane

Existing Signed Route

ONY1aIN
I

r=== Proposed Signed Route

e Existing Off-Road

M

Figure 2.5 Toronto Bike Plan - District 4 Proposed Bikeway Network

i1

8526 | | »*
| - immm Proposed Off-Road
i . o Public Parkland
1 m ublic Parklan
2 P
| = .
Cemeteries
_ m
-
i ~ Watercourse
2
|
: 2
£ /
= i
u

Ly

Source: www.toronto.ca/cycling/bikeplan/
index.htm

MARCH 2008

YOUNG + WRIGHT ARCHITECTS INC. - GHK INTERNATIONAL (CANADA) LTD.
DILLON CONSULTING LTD. - J.C. WILLIAMS GROUP LTD.


http://www.toronto.ca/cycling/bikeplan/index.htm
http://www.toronto.ca/cycling/bikeplan/index.htm

YOUNG + WRIGHT ARCHITECTS INC. - GHK INTERNATIONAL (CANADA) LTD.
26 DILLON CONSULTING LTD. - J.C. WILLIAMS GROUP LTD.



3 .O STUDY CONTEXT: EXISTING CONDITIONS

[l ToRoNTO

LAWRENCE AVENUE EAST STUDY

3.1 THE STUDY
AREA AND
SURROUNDINGS

3.2 EXISTING STREET
CHARACTER

3.3 EXISTING PARKS
AND OPEN SPACE

3.4 EXISTING
COMMUNITY
SERVICES AND
FACILITIES

3.5 STREET HIERARCHY
AND TRANSIT

MARCH 2008

YOUNG + WRIGHT ARCHITECTS INC. - GHK INTERNATIONAL (CANADA) LTD.
DILLON CONSULTING LTD. - J.C. WILLIAMS GROUP LTD. 27



CITY OF TORONTO

LAWRENCE AVENUE EAST STUDY 1 SECTION 3

3-0 STUDY CONTEXT: EXISTING
CONDITIONS

3.1 THE STUDY AREA AND SURROUNDINGS
The Study Area includes all the properties fronting onto
Lawrence Avenue East between Victoria Park Avenue to
east of Birchmount Road (see Figure 3.1). This stretch
of Lawrence Avenue is approximately 2 kilometres long
and is designated as a Mixed-Use Area in the Official
Plan. The Study Area is surrounded by the Wexford
Heights neighbourhood, which is a stable, low-den-
sity residential area. The Official Plan designates these
residential lands as Neighbourhoods. The Wexford
Employment District is located at the east end of the
Study Area, running north-south between Crockford
Boulevard and Birchmount Road and Howden Road and
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Figure 3.1: Figure Ground, N.T.S.

Birchmount Road. These lands are designated as Em-
ployment Areas in the Official Plan which are described
as large districts that can “accommodate substantial
growth in jobs and meet the needs of some of the key
economic clusters that are the focus of the City’s Eco-
nomic Development Strategy”.

For the purpose of this study, the Study Area has been
divided into three sub areas, each with somewhat dif-
ferent characteristics:
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Sub Area 1: From Victoria Park Avenue to Pharmacy Av-
enue;

Sub Area 2: From Pharmacy Avenue to Crockford Boule-
vard; and

Sub Area 3: From Crockford Boulevard to east of Birchmount
Road

Each of these is briefly described in the following sections.
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SUB AREA 1: WESTERN RESIDENTIAL MIXED LEGEND

USE NEIGHBOURHOOD

Sub Area 1 is located along the western stretch of the i < 40 Metres from Lawrence Avenue
Study Area from Victoria Park Avenue to Pharmacy
Avenue. This sub area consists primarily of mid- and
low-rise apartment buildings built in the 1950’s and
1960's. One-storey retail buildings are located at the
main intersections of Victoria Park Avenue and Pharmacy

Avenue (Figure 3.3). On the north side of the road,

m 40 - 49 Metres from Lawrence Avenue
m 50 - 59 Metres from Lawrence Avenue

- 60 - 75 Metres from Lawrence Avenue

.."':E'.i"'j-' > 80 Metres from Lawrence Avenue
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Figure 3.2: Lot Depths, N.T.S.
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West Lawrence Avenue East: North Elevation

Left: Existing Condition Bird’s

&
Eye View from Southwest

East Lawrence Avenue East: South Elevation

Figure 3.3: Characteristics of Sub Area 1, N.T.S.
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the majority of lots are shallow in depth, whereas on
the south side, lots are deeper (60-75 metres) (Figure
3.2). The residential blocks tend to be oriented east-
west, with larger frontage and fewer access points to
Lawrence Avenue. The east-west orientation of the
residential blocks results in many low rise residential
backyards abutting the property lines of lots fronting
onto Lawrence Avenue East which may constrain future
development.

SUB AREA 2: CENTRAL COMMERCIAL
VILLAGE NEIGHBOURHOOD
LCLEAMNER -

Rt r - The central stretch of the Study Area between Phar-
' £ macy Avenue and Crockford Boulevard is the commer-
cial hub of the community. It has a wide range of retail
commercial uses, with very diverse multi-ethnic busi-
nesses. The multi-ethnic diversity includes Lebanese,
Syrian, Iranian, Egyptian, Afghan, Korean, Tamil, Indian
and Chinese business establishments.

The lot depths vary along this sub-area, with generally
shallow lots located on the south side of Lawrence Av-
enue and more varied but deeper lots on the north side
of Lawrence Avenue. In general, the north side also has
few residential backyards abutting the rear property
lines (Figure 3.4).

Photos: Business Signages Reflect Ethnic Diversity
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Existing Condition Bird’s Eye View from Southwest

East Lawrence Avenue East: South Elevation (Partial)

Figure 3.4: Characteristics of Sub Area 2, N.T.S.
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Lawrence Avenue between Pharmacy Avenue and War-
den Avenue has no signalized intersections. The street
represents a barrier between the two neighbourhoods
to the north and south, partly because of its width, its
lack of pedestrian amenity and lack of signalized inter-
sections.

SUB AREA 3: EASTERN MIXED-USE
NEIGHBOURHOOD

The eastern stretch of the Study Area, between Crock-
ford Boulevard to east of Birchmount Road, contains
the Wexford Employment District. This north-south
belt of industrial lands creates a break between the
residential neighbourhoods to the west and the east,
and in the retail character of Sub Area 2. This sub-area
is comprised of primarily low-rise industrial and retail
buildings, with the exception of a high-rise apartment
building at Birchmount Road (Figure 3.5). There are
also several auto-related uses in this sub area. The lots
fronting on Lawrence Avenue are large and typical of
industrial land parcels, and back on to other industrial
properties.

Photos: Auto-related uses in Sub Area 3
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West Lawrence Avenue East: North Elevation

é

[S'}

Existing Condition Bird’s Eye View from Southwest

i - B
East Lawrence Avenue East: South Elevation

Figure 3.5: Characteristics of Sub Area 3, N.T.S.
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Figure 3.6: Existing Building Heights, N.T.S.
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3.2 EXISTING STREET CHARACTER

The current pavement width of Lawrence Avenue is about
26 metres, accommodating 6 travel lanes (three each way)
and a seventh, centre-turn lane. Each of these lanes is at
least 3.5 metres wide, with the curb lanes a bit wider. There
are six signalized intersections along the length of Law-
rence Avenue East between Victoria Park Avenue and Birch-
mount Road, providing limited pedestrian crossing oppor-
tunities, particularly along the 1 kilometre commercial/retail
stretch between Pharmacy Avenue and Warden Avenue.

| | I
| | I
| I I
| | I

Q ._l_i-.ll__-_n.._n_&._l_ﬁl..-.l.._l.

There is little or no consistent street tree planting or street
furniture within the right-of-way to create pedestrian
amenity or visual containment for the street. Overhead
high voltage hydro wires and auto oriented street lighting
contribute to creating a generally auto-focused character
on the street.

The lane widths, along with the few signalized pedestrian
crossings, the lack of buildings along the street edge, the
lack of street tree planting and high speed traffic contrib-
ute to an inhospitable environment for pedestrians (see
Figures 3.7 and 3.8).

Figure 3.7: Lawrence Street Section at Pharmacy Avenue looking East (N.T.S.)

Figure 3.8: Street Character
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3.3 EXISTING PARKS AND OPEN SPACE
McGregor Park, located east of the Study Area, is the
closest major park facility containing a community cen-
tre and library within the Study Area (Figure 3.9).

LEGEND

Otherwise, parks and open spaces are scarce along
Lawrence Avenue East and located far from the Study

- City Parklands Area. There are no pedestrian linkages from Lawrence
Avenue East to the larger trail system or greenways in

I Open Space - the wider community. As already mentioned, all of the

School Yards area north of Lawrence Avenue East and the area south

of Lawrence Avenue East, between Warden Avenue and

R OPen space - Birchmount Road, is defined as a park-deficient area in

Hydro Corridors ) o
the City's Official Plan.
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Figure 3.9: Existing Parks, Open Space and Tree Coverage, N.T.S.
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3.4 EXISTING COMMUNITY SERVICES AND
FACILITIES
Existing community services and facilities are shown in
Figure 3.10. The City completed a Community Services
and Facilities Review in August 2007 for the Study
Area. A summary of the findings include:
A general lack of child care facilities;
All three secondary schools serving the Study
Area, including the one Toronto Catholic District
School Board(TCDSB), are operating over capacity.
Eleven of the eighteen Toronto District School
Board elementary schools are also operating
over capacity. Six of the seven TCDSB elementary
schools are operating over capacity.

A need for more recreation services, youth
services, family counseling and ESL courses; a
general lack of community program space; and
A need for rent-geared to income, independent
apartments for seniors.

Figure 3.10: Existing Community Services and Facilities, N.T.S.
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3.5 STREET HIERARCHY AND TRANSIT
Lawrence Avenue East, Victoria Park Avenue and
Warden Avenue are major arterials. Pharmacy Avenue
and Birchmount Road are minor arterials. Crockford
Boulevard and Underwriters Road are collector roads.
The remaining streets are identified as local streets (see
Figure 3.11).

The Study Area is very well served by public transit. All
the arterials are served by TTC operated buses. The 24
hour Lawrence Avenue East bus (Number 54) operates
on a 6-10 minute headway during the day and up to 30

[l ToRoNTO
SECTION 3 1 LAWRENCE AVENUE EAST STUDY

minutes at night. This service offers links to the Yonge

Subway and the

Scarborough Rapid Transit. The 24 bus

travels along Victoria Park Avenue, the 67 bus provides
service along Pharmacy Avenue, the 68 bus provides
service along Warden Avenue and the 17 bus along
Birchmount Road. All of these buses provide similar fre-
qguency of service to the 54 bus along Lawrence Avenue
East and connect to the Bloor-Danforth subway line

(see Figure 3.12)
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Figure 3.11: Street Hierarchy, N.T.S.
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Figure 3.12: Bus Route 54 Lawrence Avenue East
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4.0 SUMMARY OF PUBLIC
CONSULTATION

The Lawrence Avenue study was a community con-
sultation-based process that engaged stakeholders
through several forums. These included meetings with
the Local Advisory Committee and informal discussions
with stakeholders during the background research and
analysis phase. The consulting team also attended two
meetings of the Lawrence Avenue Streetscape Study,
which included participants from the City of Toronto
and the Wexford Heights Business Improvement Area
(BIA). Finally, the general public were engaged in con-
sultation through a number of public events including:
an initial kick-off meeting, a workshop for Strengths
Weaknesses Opportunities Constraints (SWOT), a Design
Charrette, and a Public Open House on recommenda-
tions for urban design improvements.

4.1 LOCAL ADVISORY COMMITTEE (LAC)

The community consultation process was guided in part
by the LAC. Members were selected by the City and
included representation from the Wexford Heights BIA,
area businesses, neighbourhood residents, City Planning
staff and Councillor Michael Thompson'’s office. The
consulting team met with the LAC prior to each public
event, i.e. SWOT Workshop, Design Charrette and Open
House, to review materials that were to be presented at
these events and report on the status of work complet-
ed. The LAC was instrumental in shaping the direction
of the study and its findings.

4.2 SUMMARY OF STRENGTHS WEAKNESSES
OPPORTUNITIES CONSTRAINTS (SWOT)
WORKSHOP

The SWOT Workshop was held on May 29, 2007. SWOT
participants included LAC members, local business
owners, neighbourhood residents, and City staff. The
consulting team facilitated the workshop to address the
strengths, weaknesses and opportunities of the area.
The participants’ comments are summarized below:

4.2.1 STRENGTHS
Diverse residential demographic with stable
residential base and specialized housing
Universal retail and multi-cultural “business
from around the world”
Easy access to public transit
Human-scale buildings
Sufficient open space that allows streetscaping
Good accessibility and proximity to major high-
ways and downtown
Well-kept historical building that provides char-
acter, good design and visual presence
Ease of parking
Safe environment

4.2.2 WEAKNESSES
Poor architectural appearance
Under-utilized properties
Pedestrian unfriendly streets that lack safe
pedestrian crossings, sufficient street furniture
and greenery
Too many auto-related businesses

YOUNG + WRIGHT ARCHITECTS INC. - GHK INTERNATIONAL (CANADA) LTD.
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Large expanses of asphalt, roads and parking lots.

No parks and little green space, and limited use
of Hydro Lands.

4.2.3 OPPORTUNITIES

Develop Hydro Lands for parks and open space

Screen strip plaza parking lots with extensive
landscaping

Consolidate driveways

Improve street landscaping

Promote appropriate building heights
Encourage facade improvements
Introduce planted medians

SECTION 4 1

The outcome of the SWOT workshop was the develop-

ment of a number of principles that subsequently provid-

ed guidance for the Design Charrette. These are discussed
below.

4.3 SUMMARY OF DESIGN CHARRETTE

The design charrette was a full-day, hands-on interac-
tive session held on June 16, 2007. Participants included
members of the LAC, local businesses, land owners,
neighbourhood residents, Councillor Thompson's office

Photos: SWOT Workshop Activities
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“We have to take advan-

tage of what we have

here.”

“We need ‘WOW' factor.”
“Lovely plants make a
street corner like heaven

even though traffic is

passing by.”

-- LAC Members
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and City staff. Charrette participants were asked to de- the Hydro Corridor and the interface between low rise

velop solutions guided by the principles from the SWOT residential neighbourhoods and the properties fronting

workshop, with a focus on: Lawrence Avenue East.
Land use 4.5 ISSUES
Built form A number of issues emerged from the analysis of exist-
Open space ing conditions and public consultation. This provided a
Streetscape framework for the formulation of the vision, planning
Traffic principles and recommendations. The issues can be
Pedestrian safety and accessibility summarized as follows:

The width of street, extensive surface parking

The participants were divided into two groups. Group
1 examined the western half of the Study Area, from
Victoria Park Avenue to Warden Avenue. Group 2
studied the eastern half, from Warden Avenue to east
of Birchmount Road. A summary of recommendations
from each group is outlined in the Appendix.

4.4 SUMMARY OF PUBLIC OPEN HOUSE

At a public meeting held on September 25, 2007, the
consultant team presented a series of recommenda-
tions derived from an analysis and the public consul-
tation process to date. The participants were invited
to comment on the recommendations and to make
additional suggestions.

Participants expressed their approval for the general
direction of the recommendations. Some issues were
raised with respect to the details concerning proposed
adjustments to the public right-of-way, the proposed
location for a traffic control signal in the vicinity of
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areas, and empty space between buildings on
either side of Lawrence Avenue East results in an
environment that is more car dominated than
pedestrian friendly;

Low intensity development is out of scale with
the street-width;

Buildings are generally unattractive;

Boulevards lack amenities such as trees and
street furniture that contribute to an inhospi-
table pedestrian environment;

Inadequate parks and open spaces;

A large number of driveways that exit directly
onto Lawrence Avenue East cause breaks in the
sidewalk and result in unsafe road conditions
for pedestrians and for vehicles exiting and en-
tering onto Lawrence Avenue East;

A lack of opportunities for pedestrians to cross
Lawrence Avenue East; and

Vehicle movement in excess of the posted speed
limit causing safety concerns.

4.6 VISION AND PLANNING PRINCIPLES

The values and priorities of the Lawrence Avenue East
community are summarized in a vision that provides
guidance for private sector redevelopment and coor-
dination of public sector investment throughout the
Study Area.

SECTION 4 1

The following planning principles provide guidance
for the formulation of policies, and recommendations
outlined in the remainder of the report.
Improve pedestrian environment and cycling
opportunities;
Encourage attractive, well designed buildings;
Promote active, street-related uses;
Provide for mid-rise, street-related buildings at
mid-block and higher buildings at key locations;
Create a beautiful streetscape;
Provide for a new open space and establish a
green trail focus at the Hydro corridor;
Improve connections between the residential
neighbourhoods to the north and south of
Lawrence Avenue; and
Implement initiatives to achieve immediate
improvements.

4.7 FUTURE REDEVELOPMENT BY SUB AREA
The vision outlined above will be achieved in different
ways depending on the character of each sub area. The
proposed development strategy for each sub area is
outlined below.

SUB AREA 1: WESTERN RESIDENTIAL
NEIGHBOURHOOD

The residential character of this sub area should be
maintained. The properties at Victoria Park Avenue and
Pharmacy Avenue contain low-rise retail uses that offer
the potential for redevelopment. The main focus for this
sub area should be to build on its predominantly
residential character, while improving the streetscape.

[l ToRoNTO

The vision for Lawrence
Avenue is to strengthen
and improve its diverse
multicultural retail, residential
and mixed-use character
by creating a more intimate
street that enhances
the pedestrian and cycling
experience; adds greenery
and street trees; increases
the amount of urban
open space and parks;
and produces excellence

in urban design.

LAWRENCE AVENUE EAST STUDY|
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SUB AREA 2: CENTRAL COMMERCIAL
NEIGHBOURHOOD

The multi-cultural retail character of this sub area
should be reinforced. Streetscape improvements should
be introduced to create a more pedestrian friendly
retail experience, and to improve pedestrian linkages
along the side streets to better connect the residential
neighbourhoods on either side to Lawrence Avenue.
Where lot dimensions permit, street-related, mixed-use,
mid-rise development should be encouraged. Higher
density development at key locations on large lots
should be encouraged.

SUB AREA 3: EASTERN MIXED-USE
NEIGHBOURHOOD

The existing low-rise industrial, auto related and retail
sites in this sub area should be redeveloped to create a
new mixed-use neighbourhood that will connect with
the neighbourhoods to the east and west. Due to the
lot sizes and their location next to industrial lands, this
sub area may have the potential to accommodate de-
velopment that has the most density and height in the
Study Area. New development should be street-related
and pedestrian friendly, with commercial uses along the
ground floor and perhaps commercial office uses on
the second floor to reinforce the diverse multicultural
character of the area and to animate the street.
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5.0 POLICY AND ZONING BYLAW
RECOMMENDATIONS

This section provides a framework for the renewal of
Lawrence Avenue East and is intended to inform Official
Plan and Zoning Bylaw amendments. The recommen-
dations emerge from the study’s vision, developed in
consultation with the community, LAC, members of
the public, local councillors, and City staff. The policy
framework outlined below, could form the basis for
an area specific Official Plan statement should this

be deemed appropriate. The zoning rationale outlines
the reasoning for the recommended zoning changes.
Section 6 contains urban design guidelines that are
intended to further implement the intent behind the
policy and zoning recommendations.

5.1 POLICY FRAMEWORK

It is recommended that the following policy framework
guide development and public improvements along
Lawrence Avenue between Victoria Park and Birch-
mount Road.

The diverse residential and retail character of Law-
rence Avenue East between Victoria Park Avenue and
Birchmount Road shall be strengthened and improved
through the following:

1. New housing and employment uses will be encour-
aged in mixed use developments that are contained
within well-designed mid-rise or tall buildings at
appropriate locations, provided that the objectives
pertaining to public realm improvements,
outlined below, are met;

Improvements to the public and private realms shall
result in:
A high quality streetscape;
An enhanced environment for pedestrians
and cyclists;
Additional greenery and street trees; and
more open spaces and parks.

New buildings shall generally be located in keeping
with the Built Form policies of the Official Plan. In
addition, all new developments shall be designed
to:
Animate the pedestrian realm by locating
active street-related retail uses at grade,
where feasible;
Create a comfortable experience for
pedestrians along Lawrence Avenue East
and adjacent cross streets, through design
features such as pedestrian scaled, street-
related podium buildings that are, at a
minimum, two storeys high with taller
elements stepped back from the podium
structures;
Respect privacy and overlook conditions
for adjacent Neighbourhoods, by adher-
ing to appropriate angular plane standards
(refer to page 49); and
Minimize wind impacts along the public
realm on Lawrence Avenue East and
adjacent open spaces and maximize
opportunities for sunlight exposure
on the public realm.
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1. Minimum 2 metre
setback from
Lawrence Avenue

2. 45 degree angular
plane from rear
property line

3. Minimum height of
4.5 metres for ground
floor to allow for
commercial use

4. Landscape buffer
with a width of 1.5
metres consisting of
trees and/or fencing
adjacent to residential
properties

5. Minimum stepback of
2.0 metres above a
building height of 20
metres.
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4. Buildings located along Lawrence Avenue East be-
tween its intersections with Victoria Park, Pharmacy
Avenue, Warden Avenue and Birchmount Road
shall be scaled to reflect a mid-rise form of devel-
opment, generally consistent with a one-to-one
relationship between building height and the width
of the street right-of-way; and

5. Improvements to the public realm, including parks

and open spaces will be implemented through

a combination of:
City capital funding;
Section 37 contributions from developments
that result in increased heights and densities;
Cooperative initiatives amongst the City,
local business association(s) and local
residents; and
Improvements to the public realm adjacent
to private development, including street
tree planting and opportunities to provide
publicly accessible private open spaces
secured through Site Plan Agreements.

5.2 RATIONALE FOR PROPOSED

NEW ZONING BYLAW

The study recommends creating a new zoning bylaw to
guide development in the Lawrence Avenue East
corridor. The recommended zoning changes are
summarized in section 5.3.

The key principles behind the creation of new zoning
provisions are outlined in the proposed policy frame-
work for the area in section 5.1. The main rationale for
the zoning bylaw changes is outlined below.

Diversity of Uses

The new zoning bylaw should provide for a mix of
residential and commercial uses that results in an ac-
tive public realm with buildings that are appropriately
scaled to reflect the width of the street including re-
strictions on car related uses and single unit dwellings
fronting onto Lawrence Avenue East.

Appropriate Intensification

Appropriate intensification that respects adjacent

neighbourhoods and creates a high quality public realm

should be emphasized. Heights and densities of build-

ings, therefore, should be based on:
Minimizing overlook and privacy impacts on
adjacent Neighbourhoods by applying a 45
degree angular plane from the rear property lines;
Providing for adequate light and view for new
buildings by applying a minimum 7.5 metre set-
back from the rear property line of sites fronting
on
Lawrence Avenue East (Figure 5.1);
Relating redevelopment capacity to lot depth
while meeting angular plane and sunlight
standards (see Figures 5.2 to 5.5 Impact of Lot
Depths on Building Height, which show the im-
plications of applying the setbacks and angular
plane provisions on properties with differing
depths); and
Providing opportunities for taller buildings at
key locations and adjacent to the Employment
Areas west of Birchmount Road in slim towers
that will minimize wind impacts on the public
realm and on open spaces while maximizing op-
portunities for sunlight in these areas, while still
respecting adjacent Neighbourhoods (See Figure
5.6 for Proposed Building Heights).
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Figure 5.2 (Right): Impact of Lot Depth on Maximum
Building Height - Lots with A Depth of 40-49m.
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Minimum 2m setback
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plane from rear
property line

. Minimum height of

4.5 metres for ground
floor to allow for
commercial use

. Landscape buffer of

trees and/or fencing
adjacent to residential
properties with a width
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. Minimum 2 metre step-

back above 20 metres

. Base buildings no more

than 8 storeys

. Maximum floor

plate above 27 metre
building height is 800
square metres

. Minimum 7.5 metre

rear yard setback

. 20 metre transition

zone with maximum
height of 10 metres
or 3 storeys for lots
deeper than 80 metres
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: . | Figure 5.3 (Left): Impact of Lot Depth on Maximum
B Building Height - Lots with A Depth of 50-75metres.
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Figure 5.4: Impact of lot depth on Maximum Building Height in Sub Area 1 and Sub Area 2,
including mid-block Lots with a depth of more than 80 metres in Sub Area 3.
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Figure 5.5: Impact of Lot Depth on Maximum Building Height - Lots with a depth of more than 80 metres in Sub Area 3.
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Built Form

Massing and built form should result in a
continuous street edge, interesting places and
a safe environment for pedestrians based on:

SECTION 5

Buildings aligned along a “build-to” zone paral-
lel to the street to create a “street wall” effect;

Buildings that extend over a minimum frontage
along Lawrence Avenue East to discourage gaps
and surface parking at the street edge;

A minimum setback for buildings from the
property line along Lawrence Avenue to provide
adequate space within the combined right-of-
way and setback strip for tree planting, terraces,
street furniture, and restaurant patios;

A minimum height of two storeys for new
buildings to create a sense of enclosure, and a
minimal building mass to address the relatively
wide right-of-way of Lawrence Avenue East;

A building podium of approximately six storeys,
with a noticeable stepback above, to create a
pedestrian-scale built form along the street
edge (Refer to Figure 5.5); and

Building height above this level should be
stepped back and located on a floor plate of
no more than 800 square metres to ensure that
buildings aligned along the street do not over-
power pedestrians and that tall buildings are
built to minimize shadow impacts.

Figure 5.6 Proposed Building Heights and Densities

LEGEND
10 10 Metres/3 Storeys/
1.0 ES.I.

20 20 Metres/6 Storeys/
2.0 ES.I.

ZT 27 Metres/8 Storeys/
2.5 ES.L.

38 38 Metres/12 Storeys/
3.0 ES.I.

38+ 38 Metres/
12 Storeys or Higher/
3.5FS.I.

&8+ 48 Metres/
15 Storeys or Higher/
3.5FS.L.

% Designated Heritage
Building
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5.3 ZONING BYLAW: SUMMARY OF

RECOMMENDATIONS

Based on the above, it is recommended that the Zoning 8. Building face to extend along a minimum of 70
Bylaw be amended for properties in the Study Area percent of the frontage of each lot over 30 metres
fronting on Lawrence Avenue East between Victoria wide along Lawrence Avenue East and for 60 per-
Park Avenue and Birchmount Road to incorporate the cent of the frontage of each lot that is less than 30
following (as illustrated in Figure 5.7): metres wide;

1. Alist of permitted uses that include: a wide range 9. Any buildings above 20 metres to be subject to a
of residential, retail, commercial, institutional and stepback of 2 metres along streets; and
community service uses, with the exception of
detached houses, semi-detached houses, and “auto 10. Minimum facing distance of 15 metres for all build-
related uses”; ings with walls that contain principal windows.

2. Maximum permitted building heights and densities 11. Mechanical penthouse to be set back 6 metres from

in accordance with Figure 5.6, Proposed Building
Height and Densities, with tall buildings above a

the front of the building and to cover no more than
50 percent of the roof area and extend to a height

height of 27 metres not exceeding a floor plate of of no more than 6 metres.

800 square metres;
3. Minimum building heights of 8 metres (2 storeys);

4. Buildings located adjacent to properties designated
as Neighbourhoods in the Official Plan to be sub-
ject to a 45 degree angular plane measured form
the rear property lines;

5. Buildings to be setback a minimum of 7.5 metres
from the rear property line;

6. Buildings to be setback a minimum of 2 metres
from the Lawrence Avenue East right-of-way;

7. Buildings to be located within a 2 metre “build-to”
zone, beyond the setback;
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Figure 5.7 Axonometric View of Zoning Recommendations (NTS)
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. Building to extend

along a minimum

of 70 Percent of the
frontage along
Lawrence Avenue East;

. Minimum building

height of 8 metres;

. Buildings above 20

metre height to be
subject to a step-back
of 2 metres

. Slab buildings to be no

more than 8 storeys in
height;

. Any floor located

above a height of

27 metres shall not
exceed a floorplate
of 800 square metres.

. Mechanical Penthouse

6 metres from the
front of the building
and to cover no more
than 50% of the roof
area
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SECTION 6

6.0 TRANSPORTATION IMPROVEMENTS
One of the major objectives of this study is to create

a pedestrian and cycling friendly environment along
Lawrence Avenue East. The recommendations contained in
this Section, and in Section 7.0, Urban Design Guidelines,
are intended to achieve this objective, while at the same
time maintaining traffic flow and safety.

Over the course of the study process, many options were
considered for turning Lawrence Avenue East into a pedes-
trian friendly street, including improving sidewalks, planting
trees, reducing the number of traffic lanes, widening the
boulevard, adding signalized crossings, introducing on-
street parking, adding a landscaped where appropriate

New Development

| 40 5 .| '1.i"r 1.3 L iz | §.2:1.%

¥
Setback Sidewalk : Traffic Lane  Traffic Lane Traffic Lane  Planted Median

uuuuu

12 | b J | 1.5 .-1'?- 2% 15

Traffic Lane  Traffic Lane  Traffic Lane Sidewalk

median and providing bicycle lanes. After evaluating
these options, it was concluded that the recommended
improvements should be contained within the existing
curbs, thus keeping the potential cost of road recon-
struction to a minimum by maintaining existing storm
gutters and storm sewer lines, and avoiding the need
to relocate overhead streetlights and hydro-poles.
Specific recommendations for each transportation
related element are described below (see Figure 6.1
Typical Street Section with a landscaped median for the
proposed re-design of the public right-of-way).

Existing Parking Lot

Figure 6.1: Typical Street Section with a Landscaped Median, N.T.S.

(all measurements in metres)
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6.1 IMPROVED PEDESTRIAN REALM

For the most part, recommendations regarding an
improved pedestrian realm are contained in Section
7.0 Urban Design Guidelines. These include widening
the boulevard, providing for tree planting, improved
landscaping adjacent to surface parking lots, provid-
ing additional street furniture, particularly benches and
aligning the buildings to provide a sense of enclosure
and comfort along the sidewalk. A number of these el-
ements are also dealt with in the recommended Zoning
Bylaw changes outlined in Section 5.0.

6.2 IMPROVED CYCLING FACILITIES

The Hydro corridor which crosses Lawrence Avenue East
at roughly the mid-point between Pharmacy Avenue
and Warden Avenue offers a good opportunity to
provide a pedestrian/cycling link between Lawrence
Avenue East and the Wexford Park pedestrian/cycling
trails. Such a link would provide access to and from
adjacent east-west streets crossing the corridor to
Lawrence Avenue East as well as to the proposed
community park in the Hydro corridor at Lawrence Av-
enue East (see Section 7.2.1 for more detail).

The Toronto Bike Plan recommends that Lawrence
Avenue East accommodate bicycle lanes. To accomplish
this, it is recommended that traffic lanes be reduced to
a width of 3.2 metres, with the curb lane at 3.3 metre,
and a bicycle lane at 1.7 metres within the existing
pavement width. (see Figure 6.1)

6.3 SIGNALIZED INTERSECTIONS

A number of the recommendations in this report are
intended to slow down the traffic along Lawrence
Avenue East to make it more comfortable for pedestri-

SECTION 6 1

ans, particularly in the long stretch between Pharmacy
Avenue and Warden Avenue since this section repre-
sents the commercial/retail heart of the Study Area,
with potentially many pedestrian orientated stores. As
a result of volume and speed of traffic and the lack of
signalized intersections, this is one of the least pedes-
trian friendly stretches within the Study Area.

To address this, a new signalized intersection has been
proposed by City staff at the intersection of Lawrence
Avenue East and Elinor Avenue. A new signalized traffic
light at this location would not only serve the retail/
commercial establishments but also provide a relatively
convenient crossing point for pedestrians and cyclists
using the proposed trail along the Hydro corridor. A
number of design challenges still need to be resolved to
provide continued access to successful retail operations
on the south side, just east of Wexford Boulevard, for
this initiative to be implemented.

This study also recommends that a signalized traffic
intersection be added at Tower Drive, east of the Hydro
corridor. Like the traffic light at Elinor, this additional
signal would improve pedestrian safety by providing
better access for pedestrians to retail establishments,
the Hydro corridor and TTC stops (see Figure 6.2).
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6.4 LANDSCAPED MEDIAN

The centre landscaped median is recommended to

be located at strategic points along the Lawrence
Avenue East corridor. Because of the restricted area
within the pavement width, the median is proposed
to be between 3.2-3.5 metres wide, which is generally
below the minimum required for street tree planting
but would accommodate other types of plants. Lane
markings will need to be adjusted at intersections to
accomodate 3.0 metre left turn lanes and a 1 metre
concrete median. Further detail on landscaping in the
median is contained in section 7.1.3, Landscaped Me-
dians. The recommended re-alignment of traffic lanes,
and the creation of bicycle lanes, as well as a planted
centre median where possible, are shown Figure 6.1,
Typical Street Section with a Landscaped Median and

Figure 6.3, Proposed Location of Intermittent Land-
scaped Median.

6.5 TRANSIT IMPROVEMENTS

As outlined in section 3.5, the Study Area is very well
served by transit. There is frequent 24 hour service,
connecting to rapid transit along Lawrence Avenue
East, as well as frequent service along the north south
arterial roads that cross Lawrence Avenue.

Transit service can be further enhanced in the future by
providing additional transit stops spaced more closely
together as well as potential bus and/or HOV lanes
along the 3.3 metre wide curb lanes, which are shown
as part of the re-aligned pavement area.

3 ! : ; | o -
| ] £ ¥ i - Pl
o - - 4
- F - ] - L
1 Ay i b wiE e
::.-.:l: L TR | I" gt 1 ,—-:l-l' L8] &y s L i-- rir - -4 — i+ ., B H _ ELE i
a5 =il i =1 T ok oo o T8 0 [ e e : L B . ST R L g~ 1 *-"L_ i
:- -: e ™ u :

& X L]

L2

Figure 6.2: Traffic, Circulation and Parking, N.T.S. (Provided by EDA Collaborative Inc.*) n”

*Note: EDA Collaborative Inc. has completed Wexford Heights Business Improvement Area Streetscape Master Plan Design Study. The study provides guidance to the BIA on future improvements to public right-of-way
of the same stretch of Lawrence Ave.E.
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Figure 6.3: Proposed Location of Intermittent Landscaped Median
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6.6 CONSOLIDATING DRIVEWAY ACCESS

Like many major arterials in suburban locations,

there are a large number of driveways intersecting

with Lawrence Avenue East to allow access to retail and
surface parking areas on individual lots. This results

in many turning movements at mid-block locations,
creating safety issues for traffic and disrupting
pedestrian movement.

These safety and pedestrian concerns could be ad-
dressed by consolidating driveways wherever possible
and by getting abutting owners to agree to share com-
mon access to more than one property. This will not be
straightforward, nor immediately achievable, since it
will require the City to use its powers of Site Plan Con-
trol as development applications are submitted to get
private owners to reach agreements with other owners
to mutually provide rights-of-way access over private
lands to their properties. This will likely result in incre-
mental change over time, with few visible results in the
short term. Nevertheless, it is an initiative that should
be pursued to achieve long term improvements.

In other jurisdictions within the GTA, driveways lead-
ing to major arterial roads must be less than 80 metres
apart. A similar standard could be used by the City as
a basis for reviewing development applications and
encouraging owners to consolidate existing driveways.

6.7 PARKING

The current parking requirements for this area have
resulted in large tracts of land being used for surface
parking lots contributing to the visually unappealing
and disconnected appearance of the street. To address
this, one option could be to encourage underground
parking facilities in association with new development.

SECTION 6 1

Another option might involve a reduction in parking
requirements based on an analysis that examines
parking demand and policy research that would
encourage greater transit use.

Although a parking analysis was not conducted as

part of this study, it would be useful to determine how
the current parking requirements in the Zoning Bylaw
for this area could be revised, to reflect the shift in City
policy from auto dependency to encouraging transit
use and cycling as an alternative to auto use. To do this
properly will require a separate, more detailed, parking
study, which is currently being undertaken by the Zonig
Bylaw Project Team.

A further reduction could be considered if the
development were to include car share facilities
within the premises. Studies have shown that in
some locations in the City each car share facility
can reduce parking demand by 10 spaces.

[l ToRoNTO
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6.8 TRANSPORTATION IMPROVEMENTS:
SUMMARY OF RECOMMENDATIONS

It is recommended that the following transportation
improvements be implemented along Lawrence
Avenue East in the Study Area (see Figure 6.1 Typical
Street Section):

1. Install additional traffic control signals at Elinor
Avenue and Tower Drive;

2. Maintain the 26.0 metre pavement width along
Lawrence Avenue East and the existing curbs but
revise traffic lanes to create a central left-turn
lane/planted median, and two through traffic
lanes, a curb lane and a signed bike lane in each
direction;

3. Reduce through traffic lanes to a width of 3.2
metres;

4. Reduce curb lane to a width of 3.3 metres which
can function as a bus and/or HOV lane in future;

5. Locate a signed bike lane, next to the curb, at 1.7
metres wide;

6. Provide a landscaped centre median at 3.2
metres wide on average, located wherever pos-

sible, increasing with driveway consolidations over

time. Adjust the lane markings at intersections
to accommodate a 3.0 metre left turn lane and a
minimum 1.0 metre wide concrete median;

7. Encourage the consolidation of driveways as
redevelopment applications are submitted
through Site Plan Control towards achieving a

10.

11

12.

standard of no less than 80 metres distance
between driveways;

Increase the number of transit stops to provide
greater convenience for transit users;

Review parking requirements for uses along
Lawrence Avenue East with a view to reducing
these requirements as part of a strategy to
encourage greater transit use;

In reviewing applications for redevelopment,
encourage owners to locate parking facilities
below grade, wherever feasible;

. If surface parking is to be provided, encourage such

parking to be located at the rear of buildings or
incorporated into the architectural design of build-
ings, wherever feasible; and

Encourage the provision of car share facilities
located within developments with a corresponding
reduction of parking requirements equal to ap-
proximately ten required parking spaces for every
one car share space.

YOUNG + WRIGHT ARCHITECTS INC. - GHK INTERNATIONAL (CANADA) LTD.
62 DILLON CONSULTING LTD. - J.C. WILLIAMS GROUP LTD.



45 i

7.0°U

RBAN D

E

L

N GUIDELTNES

[l ToRoNTO

SECTION 7 1 LAWRENCE AVENUE EAST STUDY,

7.1 STREETSCAPE IMPROVEMENTS
7.1.1 STREETSCAPE ELEMENTS

7.1.2 SPECIAL TREATMENT AT MAJOR INTERSECTIONS

7.1.3 PLANTED MEDIAN

7.1.4 EXTENDED STREETSCAPE ELEMENTS ALONG SIDE
STREETS

7.1.5 PRIVATE REALM IMPROVEMENTS-LANDSCAPING

7.1.6 PUBLIC REALM IMPROVEMENTS-LANDSCAPING

7.1.7 STREETSCAPE IMPROVEMENTS: SUMMARY OF
RECOMMENDATIONS

7.2 PARKS AND OPEN SPACE

7.2.1 NEW PUBLIC PARKETTE ON HYDRO CORRIDOR LAND

7.2.2 PARKS AND OPEN SPACE LINKAGES

7.2.3 POTENTIAL NEW TRAIL

7.2.4 POTENTIAL NEW PARKS

7.2.5 POTENTIAL NEW URBAN SPACES

7.2.6 PARKS AND OPEN SPACE IMPROVEMENTS:
SUMMARY OF RECOMMENDATIONS

7.3 BUILT FORM GUIDELINES

7.3.1 MID-RISE BUILDINGS

7.3.2 TALL BUILDINGS

7.3.3 GROUND FLOOR AND GROUND LEVEL
TREATMENT

7.3.4 LANDSCAPING AT REAR OF DEVELOPMENT
PARCELS

7.3.5 RENOVATION/ADDITION/CONVERSION OF
EXISTING BUILDINGS

MARCH 2008

YOUNG + WRIGHT ARCHITECTS INC. - GHK INTERNATIONAL (CANADA) LTD.

DILLON CONSULTING LTD. - J.C. WILLIAMS GROUP LTD.



CITY OF TORONTO

LAWRENCE AVENUE EAST STUDY

“The sidewalks are
where people become
Torontonians. The
public realm allows

us to come together
as citizens, residents,
and visitors to enjoy,
discover and appreci-
ate this wonderful city.
The Coordinated Street
Furniture program will
not only improve, but
elevate and celebrate

Toronto’s urban beauty.”

-- Mayor David Miller

1 SECTION 7

7.0 URBAN DESIGN GUIDELINES

The Urban Design Guidelines outlined below are
divided into three sections: Streetscape improvements
(including both public and private realm elements),
Parks and Open Space Enhancements and Built Form.
Together with the recommended policy and zoning
direction provided in Section 5.0, the Urban Design
Guidelines assist with articulating implementation

of the study vision and provide a reference for public
and private sector initiatives throughout the corridor.

7.1 STREETSCAPE IMPROVEMENTS

Lawrence Avenue East has a wide range of building
types, heights, setbacks, design and appearance, and
a variety of streetscape treatments. There is a need for
a common streetscape plan that will provide a unified
appearance to the Study Area, and create a pedestrian
friendly environment. The elements that form part of
such a streetscape plan may include wider sidewalks,
street trees, pedestrian-scale street lighting, banners,
benches, information kiosks, transit stops, bicycle racks,
recycling bins, and signage.

7.1.1 Streetscape Elements

The proposals outlined in this section are intended to
occur within the existing public right-of-way (R.O.W) to
improve the level of pedestrian comfort and improve
unity along the street (for illustration purposes, refer to
Figure 6.1).

Sidewalk

The existing sidewalks are approximately 1.5 metres
wide and are generally located too close to the curb

to allow for street tree planting. The current, narrow
sidewalk should be replaced with a significantly wider
sidewalk, located far enough away from the curb to al-
low for sufficient space for street tree planting.

Landscaping/Street Tree Planting within Public
Right-of-Way

Landscaping, which includes street tree planting, is
critical to changing the character and appearance of
Lawrence Avenue East. Since many existing buildings
are low-rise and set back from the street, the contain-
ment of the street will be accomplished mainly by
street trees, at least until properties are redeveloped.
Street trees should be planted in the boulevard be-
tween the curb and the sidewalk.

Pedestrian Scale Street Lighting

The existing street lighting pattern is designed for auto-
mobiles, not pedestrians, and the existing light stan-
dards are spaced significantly far apart from each other.
There is a need for pedestrian scale street lighting
along the sidewalks, particularly in areas of high vol-
ume pedestrian traffic.

Banners

Banners can provide a unified identity to the
streetscape. Banners can be themed and carry a range
of messages during the year, including BIA logos,
seasonal messages and special events, images of the
history of Wexford, and the multicultural and diverse
character of the area.
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Benches

Benches are an important component of making the
area pedestrian friendly. Benches should be provided at
key locations and transit stops.

Information Kiosks

Information kiosks are useful for pedestrian way find-
ing, maps of local business and institutions, informa-
tion on the history, natural and cultural heritage of the
area and the network of pedestrian trails.

Bicycle Racks/Recycling bins

Bicycle racks should be provided near transit stops,
street intersections and strip plazas. Recycling and trash
bins should also be located in these areas, and else-
where as required.

Figure 7.1: Selected Images of Coordinated Street Furniture

(Source: www.toronto.ca/involved/projects/streetfuniture/pdf/proposals/astral_media_outdoor_lp.pdf)
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Above: Detail Plan for Major Intersections
(Based on Streetscape Study by EDA)
Bottom: Key Map - Streetscape Master Plan
(Provided by EDA)

7.1.2 Special Treatment at
Major Intersections

There are several key locations
and major intersections along
Lawrence Avenue East at Vic-
toria Park, Pharmacy Avenue,
Warden Avenue and Birch-
mount Road, which are signal-
ized, and include transit stops.
These intersections should be
designed to be more pe-
destrian friendly and offer a
place of rest while waiting for
transit or waiting to cross the
street. Figure 7.2 Intersection
Treatment illustrates a typical
treatment of an intersection.
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KEY PLAN Figure 7.2: Typcial Treatment of Major Intersections, N.T.S.
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7.1.3 Landscaped Median

As described in Section 6.4, landscaped medians can
act as traffic calming devices as well as areas of
pedestrian refuge. They also provide opportunities for
signage and public art. Landscaped medians should be
located at signalized intersections, stretches of road
that do not require a centre left-turn lane, at the Hydro
corridor and at locations such as Elinor Avenue as this
is a preferred location for a traffic signal. Figure 7.3
Street Section within shows an example of landscaped
median and shows a typical street section.

All landscaped medians should consider native plant
materials that require minimal irrigation. Medians
should be a minimum of 3 metres in width, contain a

New Development

.0 1.5 25 .7 3.3 32 3.2
* £ ' 3 £ *

Setback ' Sidewalk " Planted 'Bike!l Traffic Traffic Traffic
Blvd. Lane  Lane Lane Lane

3.2-3.5
Planted Median

Figure 7.3: Typical Street Section with a Landscaped Median, N.T.S.
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Lane Lane Lane Blvd.

[l ToRoNTO

SECTION 7 1 LAWRENCE AVENUE EAST STUDY,

soil trench, be mechanically irrigated and
include a budget for their operation and maintenance.

Landscaped medians at major intersections (see bottom
portion of Figure 7.2) should be increased in number
over time, as driveway consolidations occur along the
Lawrence Avenue East frontage.

7.1.4 Extend Streetscape Elements Along Side
Streets (North and South of Lawrence Avenue)
Streetscape elements should be extended from Lawrence
Avenue East along the major north-south streets such

as Victoria Park, Pharmacy, Warden and Birchmount, as
well as the residential north-south side streets, in order
to encourage pedestrian connections to the retail and
other uses along Lawrence Avenue East (see Figure 7.4).

Median Examples

MARCH 2008
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7.1.5 Private Realm Improvements: elements should be coordinated through the local BIA.

Landscaping These recommendations are illustrated in Figure 7.5.

Most retail establishments along Lawrence Avenue

have front yard parking that extends to the property 7.1.7 Streetscape Improvements: Summary of

line and, in some locations, encroaches into the public Recommendations

right-of-way. Often such encroachments compromise It is recommended that the following streetscape

the attractiveness of the public realm. Where such improvements be implemented in the Study Area:

encroachments occur, the City should actively seek to (refer also to figure 7.3 Typical Street Section)

require those businesses to refrain from encroaching

into the public right-of-way. The City should also use 1. Minimum 2.0 metre wide sidewalks;

its powers under property standards to improve these

areas. 2. Minimum of 2.5 metres of boulevard strip between
curb and sidewalk to contain street trees and street

7.1.6 Public Realm Improvements: furniture;

Landscaping

The City should also encourage property owners to in- 3. Street tree planting in continuous soil trenches of

corporate landscaping along the property line between sufficient width and depth, as required by the City’s

the parking lots and the public sidewalk. Landscaping Urban Forestry Department. Street tree trenches

in these areas should include decorative and seasonal should be long enough to contain at least two

elements such as hanging flower baskets. These trees. The surface of the tree trench should be

LEGEND

[JPotential

Redevelopment

[]Existing Buildings

* Extended Landscape

Figure 7.4: Extended Streetscape Elements Along Side Streets  Photo: Existing Condition Showing Strip Mall on the
South Side of Lawrence Avenue East, East of
Pharmacy Avenue
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Figure 7.5: Recommendations to Achieve Immediate Improvements
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LEGEND

. Widen sidewalk

. Plant street trees on

public right-of-way

. Implement pedestrian

seating area, including
pedestrian scale
lighting

. Reclaim encroached

public right-of-way

. Consolidate driveways

. Landscape screening in

front of the existing
parking lot

. Plant trees on private

realm
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permeable and consist of low maintenance ground edge of properties with front yard parking lots.
cover and/or permeable paving; Screening to consist of dense vegetation and also
include decorative elements such as hanging flower
4. Pedestrian scale street lighting fixtures, attached baskets. Design, installation and maintenance to
to existing street lighting standards, combined be co-ordinated through local BIA; and
with additional light standards between existing
standards to improve light levels on sidewalks; 13. Streetscape elements to be extended for at least
one block on north and south sides of Victoria Park,
5. All lighting standards and utility poles to be Pharmacy, Warden, Birchmount, and other local
designed to carry banners and flower baskets; side streets.

6. Benches at intersections and transit stops, with
additional benches on north side of Lawrence
Avenue East between Pharmacy Avenue and
Warden Avenue;

7. Information kiosks at major intersections and key
locations;

8. Bicycle racks near transit stops, intersections and
strip plazas;

9. Recycling and trash bins at transit stops and
intersections and elsewhere, as required;

10. Special streetscape treatment at intersections;

11. Landscaped medians to be located wherever
possible where centre left-turn lane not required.
Medians to have low maintenance and low water
planting and landscaping that require minimal
irrigation.

12. Landscape screening to be provided at the street

YOUNG + WRIGHT ARCHITECTS INC. - GHK INTERNATIONAL (CANADA) LTD.
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7.2 PARKS AND OPEN SPACE
Currently, there are no parks that front onto LEGEND
Lawrence Avenue East, or are located in close proxim-
ity to Lawrence Avenue East. The Study Area does not
have sufficient parks and/or green spaces. 1. Urban Parkette

2. Pedestrian/Cyclist Path
Several options are available to add more parks and
open space, and improve linkages to the neighbour-
hood network of parks, school playgrounds, other
existing open space and community trails. These are
outlined below.

7.2.1 New Public Parkette on Hydro

Corridor Land

The Hydro corridor should become a focal point for the
Study Area in terms of new open space and linkages.

It should also contain a pedestrian path/bicycle trail to
connect with existing open spaces to the north (see
Figure 7.7.

The Hydro corridor lands south of Lawrence Avenue
East currently contain a parking lot. A pedestrian
path/bicycle trail through the parking lot should be

. . . ) i -..-- I-.----------E L1}
constructed to connect further south with existing trails ] : - v ' ‘I o
just north of Eglinton Avenue. T - ". ' *

A public parkette should be constructed on a portion
of the Hydro Corridor lands that front on Lawrence Av-
enue East on the north side of the street. The parkette
should include a childrens’ playground.

Figure 7.6: A New Urban Parkette at Hydro Corridor on North Side of Lawrence Avenue East
(Based on Streetscape Study by EDA)
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7.2.2 Parks and Open Space Linkages

There are no parks fronting on Lawrence Avenue and
the closest major park and community centre is located
just east of Birchmount Road (McGregor Park, Commu-
nity Centre and Library). Improving pedestrian linkages
from Lawrence Avenue East to existing parks and open
spaces in the surrounding neighbourhood is important.
Creating a trail along the Hydro Corridor will achieve
some of this, but additional measures could be taken
to create intensively landscaped streets with attractive

-~

LEGEND

Il City Parklands

2 Open Space -
School Yards

3 Open Space -

Hydro Corridors

4 New Hydro Land Ur-
ban Parkette

% Potential Joint Public/ ‘ i 2
Private Urban Parkette & E | I

f=== Improved Linkages ! 2

10 Minutes Walk Cir-
L'r* cle (800 metres)

Connect to Existing Wexford Park Trail

Figure 7.7: Park and Open Space Linkages

sidewalks to emphasize linkages to parks. See Figure
7.7 parks and open space linkages, for locations of
these linkages.

7.2.3 Potential New Trail

The City should consider acquiring or leasing the rail-
way track east of Ellington Drive and creating a multi-
use pathway that connects to surrounding open space
and community amenities such as community centres.

mARDEN ANT.
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7.2.4 Potential New Parks

As development occurs, there may be opportunities
for creating new parks. There are several large land
parcels that are suitable for development in Sub Area
3, between Ellington Drive and the eastern edge of
the Study Area. Redevelopment of these parcels could
incorporate public parks and open spaces wherever
possible.

These parks need not be located necessarily on
Lawrence Avenue East but should be easily visible and
accessible from the street, so that they act as part of
the public open space system along Lawrence Avenue.
The creek on the south side of Lawrence at Ellington
should be incorporated into a new pocket park.

The City should use its park dedication funds acquired
through the development process and additional funds
that may be generated though the application of Sec-
tion 37 of the Planning Act to assist in the creation and
design of quality park space in this area.

7.2.5 Potential New Urban Spaces

As intensification occurs along Lawrence Avenue East,
there will be several opportunities to weave new urban
spaces into new development.

These urban spaces can take a variety of forms includ-
ing welcoming alcoves off the sidewalk, entrance
plazas to buildings, a wider public realm at street
intersections, and at transit stops. These spaces can
accommodate various open space needs of pedestri-
ans, shoppers, workers, and residents along the street.
While many of these spaces may remain in private own-
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ership, public accessibility should be secured through
the development review process.

Such new urban spaces should be easily visible from,
and connected to, the sidewalk, and act as extensions
of the sidewalk zone, to be successful. In particular,
these should be encouraged to be located in areas that
maximize sunlight access, and provide seating areas as
well.

An example of a potential urban space would be at the
existing strip malls, where an outdoor seating area can
improve the store entrance or storefront sidewalk, and
act as a connecting pedestrian passage to the public
realm.

Other examples of new urban space include entrance
plazas and wider sidewalk zones and alcoves through
the development of new buildings, located strategically
along Lawrence Avenue, or at intersections and side
streets.

(Sourcevww.walkableneighborhoods.com)

These may not be categorized as parks by the City, but
should be encouraged as spaces to add variety to the
public realm.

7.2.6 Parks and Open Space Improvements: Sum-
mary of Recommendations
It is recommended that the following Parks and Open

Space Improvements be implemented in the Study l
Area' (Source:www.static.flickr.com)

Photos: Examples of

1. A new public park on the Hydro corridor lands on small urban parkettes

north side of Lawrence Avenue East;
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2. A new multi-use pathway and trail on either side of
Lawrence Avenue East along the Hydro corridor to
connect with existing open spaces and trails in the
community;

3. A potential new multi-use pathway along the
north-south rail line easement east of Ellington
Drive;

4. As development proceeds, staff should explore
opportunities to locate publicly accessible park
space in the Study Area to be achieved as part of
the development approval process;

5. A potential new pocket park at south-east corner of
Lawrence Avenue East and Ellington Drive, incorpo-
rating the creek; and

6. New urban spaces such as seating areas and alcoves
off the sidewalk, entrance plazas for buildings,
wider publicly accessible front yards at transit stops
and intersections secured as part of the develop-
ment process for new development or additions to
existing development.

Figure 7.8 These buildings illustrate a distinctive base, middle
and top including street related ground floor commercial space.

7.3 BUILT FORM GUIDELINES

The Built Form Guidelines presented here will provide
a reference point for developers considering the City's
intent regarding appropriate change in the Study Area.
They will also provide City staff with a reference for
reviewing development applications.

These guidelines should be used in conjunction with
the Zoning Bylaw, as a further interpretation of the
bylaw. They are meant to offer a reference point for
new development, while allowing flexibility in design
response to achieve a high level of design excellence
and diversity in built form (see Figure 5.7).

7.3.1 Mid-Rise Buildings

Mid-rise buildings should express a clear distinction
amongst three components: base, middle, and top.
The building base is the commercial ground floor,
which should have a minimum height of 4.5 metres
to allow for a range of commercial uses. The building
middle consists of the 2nd to 6th floors to a maximum
height of 20 metres, and forms the main part of the
streetwall (see Figure 7.8). The building top, including
the 7th and 8th floors to a total height of 27 metres,
should be stepped back 2 metres, to lower the visual
impact of the streetwall at the sidewalk level.
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The three components of the mid-rise building should
have distinct but unified architectural treatment and
expression. In particular, the ground floor should maxi-
mize glazing along its Lawrence Avenue frontage to
create transparency and connection to the street. The
middle should contain different materials and fenestra-
tion treatment from the base. The top, in addition to its
stepback, should incorporate the mechanical penthouse
into its design (see Figure 7.9).

Figure 7.9 Through the use
_ of materials, this building
i has a distinctive base, mid-
dle and top. The mechanical
penthouse is also incorporated
into the architectural design.

7.3.2 Tall Buildings

Tall buildings should have regard for the City’s Tall
Buildings Guidelines and be designed as point towers
with a maximum footprint limited by the zoning bylaw
to 800 square metres, to create a slim silhouette and
minimize shadows. The locations of the tall buildings
at major intersections will provide opportunities for
landmarks and view terminations. Buildings in these
locations should have a high quality of design, and
should acknowledge their location and role through
design features, facade treatment, and materials, and
in the silhouette created by their rooflines (see Figure
7.10).

SECTION 7 1

7.3.3 Ground Floor and Ground Level Treatment
The ground floors of buildings along Lawrence Avenue
East should have special treatment to increase pedes-
trian amenity and reinforce the public realm. Measures
include high quality materials, attractive and welcom-
ing storefronts, appropriate signage scaled and located
for pedestrian visibility rather than for cars, and the
use of front yard setbacks for outdoor patios and other
forms of street-related activity. Weather protection for
pedestrians should be encouraged through canopies,
awnings, inset entrances and colonnades.

The ground floor treatment should be extended
around the corner from Lawrence Avenue East to the
side streets at major intersections such as those with
Victoria Park, Pharmacy, Warden, and Birchmount.

The following elements summarize the recommended
approach for the ground floor and the adjacent areas
to the ground floors of buildings:

[l ToRoNTO
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Figure 7.10 Example of
an iconic tall building
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Maximizing clear glazing of ground floor front-
age along Lawrence Avenue (see Figure 7.11);
Special treatment for ground floor, including
weather protection elements such as awnings,
colonades, and front yard street-related
activities such as patios (see Figures 7.12, 7.13,
7.14,7.15);

Pedestrian-orientated signage (see Figure 7.16);
Streetscape improvements along the public
right-of-way adjacent to the property in
accordance with the recommendations in
section 7.1.1 (see Figures 7.17, 7.18);

Creating a landscape screen between existing
front yard parking lots and the sidewalk; and

in accordance with the recommendations in
section 7.1.5 (see Figures 7.19, 7.20);
Consolidation of driveways where feasible or
appropriate in accordance with section 6.6; and
Underground parking where feasible (see
section 6.7) (see Figure 7.21).

7.3.4 Landscaping at Rear of

Development Parcels

New development should include landscape treatment
consisting of trees and/or shrubs along the rear prop-
erty lines of sites fronting onto Lawrence Avenue East
and backing onto low density residential buildings.
This will provide a screen and privacy between existing
residences north and south of Lawrence Avenue East
and the new development on Lawrence Avenue East.

Fig 7.11 0On Yonge Street, all
ground floor units have glazing
to animate the street and provide
interaction with pedestrians and
passing traffic.

Flg 7.12 An outdoor patio
animates the street.

Flg 7.13 This street related patio
with weather protection is integrated
into the streetscape.

Flg 7.14 Several patios overlook
the street as well as an interesting
urban parkette.

Fig 7.15 A colonnade provides
architectural detail as well as weather
protection.
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7.3.5 Renovation/Addition/Conversion of Existing
Buildings

Redevelopment along Lawrence Avenue East will take
many forms. While most of the guidelines have been
prepared for new redevelopment, many existing sites and
buildings may undergo minor change, such as renova-
tion, conversion and addition.

Flg 7.16 Th? signage is at a pedes- Fig 7.17 Architectural pavers . o
trian scale and is complimentary to the It is recommended that the guidelines for

architectural design of the buildings. . .

redevelopment be applied to renovations,
conversions and additions, where applicable.
For example, building location and minimum
frontage zoning requirements will clearly not
apply to renovations, but the elements identi-
fied in section 7.3 listed above will apply includ-
ing minimum and maximum height for mid-rise
buildings (see Zoning Bylaw Recommendations
- Section 5.3);

Fig 7.18 The furniture of this small urban seating area defines
the theme of the community and ties in with the local architecture.

Flg 7.19 Dense evergreen Flg 7.20 Alow masonry brick wall
planting provides an effective provides an attractive visual screen of
visual screen of the parked cars parked cars year round and also ties

from the street. into the architectural detailing of the

building.

Fig 7.21 This underground parking garage is discreetly tucked into the
architectural design of the building and does not visually disrupt the streetscape.
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8.1 MULTI-YEAR
PHASING PLAN

8.2 PRIORITY PROJECTS

8.0 Nexrsi
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8.0 NEXT STEPS 8.1 MULTI-YEAR PHASING PLAN

It is recommended that the City prepare a multi-year
The transformation of Lawrence Avenue East from its phasing plan in order to undertake the following
current condition to a more pedestrian-friendly, transit- initiatives (see Figure 8.1):
supportive, mixed-use “Avenue” will likely take many
years. The redevelopment of sites will be gradual and Narrowing traffic lanes;
incremental, based on many factors, including land Restriping the existing public right-of-way to
ownership patterns, market demand and economic add a bicycle lane in both directions;
cycles. Adding landscaped medians;

Widening sidewalks;

While private sector lands may redevelop gradually and Adding landscaping including street trees in the
at a slow pace, there are several areas of change that public right-of-way; and
can be pursued by the City during this transition period. Installing pedestrian scale lighting.
Many of these initiatives either involve elements in the
public realm, or involve elements in the private realm, It is further recommended that the City work with the
and can be accomplished without constraining current local BIA and property owners along Lawrence Avenue
operations on private lands. East in the Study Area to:
Most of these recommended changes relate to the pub- Reclaim encroachments of the public right-of-way;
lic realm, including changes to the pavement from curb Consolidate driveways, where appropriate and feasible;
to curb, the boulevards on either side of the street and Encourage the planting of trees in private realm
the edges of the public right-of-way. Some changes are along property line;
being recommended to the front yards of private lands. Encourage landscape screening in front of parking

areas along the street; and
Implement a co-ordinated streetscape and signage
program with the local BIA.
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8.2 PRIORITY PROJECTS Adopt the recommendations set forth in this Study;
Although several of the initiatives listed as “Next Steps” Create new signalized intersections at Elinor Avenue and at Tower Drive;
will take a multi-year co-ordinated program to achieve an Create a new parkette at the Hydro corridor;
impact along the Study Area, there are some initiatives that Initiate a street tree planting program; and
have already started, or can be initiated relatively quickly Work with the BIA to identify and secure funding for a location for a dem-
to achieve success in a relatively short time frame. These onstration pilot project (for example, a one block section between Phar-
initiatives have been identified as Priority Projects. macy Avenue and Warden Avenue) to include many of the improvements

proposed for the public and private realms including:
It is recommended that the following be considered Priority a) Landscape screening of parking lots;
Projects for immediate action by the City: b) Removing encroachments onto the public boulevard; and

¢) Initiating recommended streetscape improvements.

New Development

2.0 1.5 25 .7 3.3 12 3.2 3.2-3.5% 3.2 33 3.3 1.7 2.5 .5
F o & & & o o o * ] E # 1 +
Setback Sidewalk Planted Bike Traffic Traffic Traffic Planted Median Traffic Traffic Traffic Bike Planted Sidewalk Existing Parking Lot
Blvd. Lane Lane Lane Lane Lane Lane Lane Lane Boulevard

Figure 8.1: Typical Street Section with a Landscaped Median, N.T.S.
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POTENTIAL
REDEVELOPMENT SITES

RELATIVELY LARGE
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APPENDIX A: DEMONSTRATION SITES

The proposed zoning regulations, urban design guide-
lines and recommendations for streetscape and park
improvements were tested on a few selected demon-
stration sites in the Study Area. The demonstration
sites were chosen based on a process that analyzed a
range of existing sites to identify typical redevelopment
opportunities. These sites are illustrated in this section.

POTENTIAL REDEVELOPMENT SITES

Existing sites in the Study Area were analyzed in order
to assess the possible type, extent, location and tim-
ing of redevelopment that may be expected along
Lawrence Avenue East. This analysis was the basis for
identifying potential sites and evaluating the implica-
tions of development on their adjacent residential
neighbourhoods. Built form analysis of redevelopment
scenarios on these sites was used to refine urban design
guidelines and zoning bylaw recommendations regard-
ing built form, height and massing.

RELATIVELY LARGE SINGLE-OWNER SITES
There are many large single owner sites in the Study
Area, including those in the industrial zone between
Crockford and Birchmount. These sites have a long
frontage along Lawrence Avenue East and depths of
60 metres or more. As a result, they can accommodate
significant density and a range of building heights with
minimal impact on nearby residential neighbourhoods.

CORNER SITES

Corner sites are those with frontages on both Lawrence
Avenue East and a side street. The side street allows for
vehicular parking service/loading access, so that a street-
wall building can be located close to Lawrence without
the need for dedicating any frontage for driveways. Even
small sites become more attractive for development if
they are corner sites.

UNDER-UTILIZED SITES

All sites that contain very low density single use buildings
represent under-utilized sites. There are many examples
of these sites in the Study Area in both the commercial
and industrial zones. They often have single storey
buildings and have existing densities of less than 1.0 FSI.

SITES FOR EASY ASSEMBLY

There are a few sites that have the potential to be
assembled more easily that other sites. These are either
large sites adjacent to a small corner site, or a few sites
facing Lawrence Avenue East with at least one corner site.
Examples of these sites are scattered throughout the
Study Area.
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Demonstration Site 1: Northeast Corner of
Victoria Park and Lawrence Avenue East

Demonstration Site 2: Southeast Corner of
Victoria Park Avenue and Lawrence Avenue East

These sites are located at the western edge of the
Study Area and represent several characteristics that
are key to potential redevelopment: relatively large,
under-utilized and corner sites.

The existing sites contain one-storey retail

buildings on a 60-75 metre lot (Demonstration

Site 1) and 50-59 metre and 60-75 metre lots (Dem-
onstration Site 2) with adjacent low-rise

residential backyards abutting the property line. The
corner location provides options for locating

a building that will define the street edge and

allow for access from Victoria Park Avenue.

Some built form options for these sites are illustrated
in the Demonstration Site 1 and Demonstration Site
2 figures on the following pages. Photos show the
existing site conditions of the sites. The built form
potential is illustrated as follows:

* Building location is outlined in plan;

* Height and massing is presented in 3D view; and

* The section illustrates the relationship to the
street.

MARCH 2008 YOUNG + WRIGHT ARCHITECTS INC. - GHK INTERNATIONAL (CANADA) LTD.
DILLON CONSULTING LTD. - J.C. WILLIAMS GROUP LTD.



CITY OF TORONTO

LAWRENCE AVENUE EAST STUDY ] APPENDIX A
RAWHINCE &WI i STRDY DESIGN CHAREBETYL, iUNE &, JFaar
DEMONSTRATION SITE 1 Northest Corner of Victoria Park Avenue and Lawrence Avenue East
F. 5.1, 2.0 2.5 F.0
_ALLOWED GFA | 3,836 m? b L | 8,934 m?
F
L.
A
N
POSSIELE
3
BUILT
D
FORM | |
5
E
C
T .
| % T!..._ 1
0 Jd s 'l1 I ¥ - .l.d
M
' II I.'.'-
| [l
g
SITE PHDTD EXISTING SITE, 2.87&m? EEY MAP FOUME cWHIGHT
&ABCHITRLTY 1mE

YOUNG + WRIGHT ARCHITECTS INC. - GHK INTERNATIONAL (CANADA) LTD.
DILLON CONSULTING LTD. - J.C. WILLIAMS GROUP LTD.



[l ToRoNTO

APPENDIX A ] LAWRENCE AVENUE EAST STUDY,
PAWHEIRCE AT i RTiipY DESRIGN CHAREETYL, iUNE & JFaOal?
DEMONSTRATION SITE 2 southeast Corner of Victoria Park Avenue and Lawrence Avenue East
F. 5.1, 2.0 2.5 3.0
ALLOWED GFA 7.492 m!? 9 365 m? 11,238 m?
P
L = =
A | —r— l 1
N
POSSIBLE "'_l |
¢ e
- 1 i
guiLt| 3 <k o 1 A
o =l - i r
FORM | ) o

5ITE PHOTOS

MARCH 2008 YOUNG + WRIGHT ARCHITECTS INC. - GHK INTERNATIONAL (CANADA) LTD.
DILLON CONSULTING LTD. - J.C. WILLIAMS GROUP LTD. 87



CITY OF TORONTO
LAWRENCE AVENUE EAST STUDY

1 APPENDIX A

Demonstration Site 3: Southwest Corner of
Pharmacy Avenue and Lawrence Avenue East

Demonstration Site 4: Northeast Corner of
Pharmacy Avenue and Lawrence Avenue East

The lands at the corners of the Lawrence and Phar-
macy intersection at the west end of the Study Area,
were chosen as Demonstration Sites 3 and 4. These
sites contain a number of properties that illustrate sev-
eral characteristics influencing redevelopment: small
sites, shallow lot depth, corner lots, larger and deeper
lots, and adjacency to low-rise, stable residential
neighbourhoods.

The sites at the northwest and southeast corners
represent the shallowest and the smallest properties in
this area. The largest and deepest site is at the south-
western corner. The next largest site is located at the
northeast corner.

Existing building heights and relationships, and
potential development massing based on the urban
design guidelines, are shown on the drawings.
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Demonstration Site 5: Northwest Corner of
Birchmount Road and Lawrence Avenue East

Demonstration Site 5 is located at the east end of the
Study Area at the intersection of Birchmount Road and
Lawrence Avenue East. These lands are designated indus-
trial and the lots fronting on Lawrence Avenue East are
mixed-use.

a) The northwest corner has a car dealership and a
small bank building; and

b) The southwest corner has a 13 storey mixed-use
building.

These lands have the following characteristics: lots in single
ownership which are large, wide and deep, and lands that
can be easily assembled. West of Birchmount, the north-
west corner lot also illustrates the development potential
of lots between Crockford and Birchmount backing onto
the industrial zone, thereby not requiring the angular plane
limitations of lots adjacent to neighbourhoods.

The built form potential of these lots, upon application of
the urban design guidelines, is illustrated in the Demon-
stration Site 5 figure that follows on the next page: the
potential site plan and location of buildings; the site with
existing buildings and height and massing of new build-
ings in cross-section.
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Appendix B: Design Charrette
Discussion Summary

On June 16, 2007, the Consultant Team, City staff,
members of Local Advisory Committee (LAC), and mem-
bers of the community participated in a full day Design
Charrette to explore and develop land use and urban
design options for Lawrence Avenue East from Victoria
Park Avenue to Birchmount Road.

The all day Charrette began with a welcome speech by
Councillor Thompson. Following the speech, the Con-
sultant Team summarized the project to date, presented
a Strengths, Weaknesses, Opportunities, Threats (SWOT)
Workshop summary, and discussed design principles
that emerged from research and consultation with the
Local Advisory Committee (LAC) and the community.
The Consultant Team also introduced planning tools
that should be considered when determining appropri-
ate built form, and provided topics to be considered
during the charrette. These discussion topics included
land use, built form, open space, streetscape, traffic,
and pedestrian safety and accessibility.

The Study Area was divided into the following two
geographical sub-areas: Sub-area 1, from Victoria Park
Avenue to Warden Avenue; Sub-area 2, from Warden
Avenue to the eastern boundary of the Study Area (east
of Birchmount Road). The participants were also divided
into two groups, each of which worked on one of the
sub-areas. The groups spent most of the morning and
part of the afternoon engaged in a design exploration
exercise using 3-dimensional physical models, 3-dimen-

sional computerized models, and public realm visualiza-
tion. At the conclusion of the Charrette, a representative
from each group reported back to all participants on key
findings.

SUMMARY OF DISCUSSION: VICTORIA PARK
AVENUE TO WARDEN AVENUE SUB AREA 1
Hydro Lands
Treat this location as a focal point for the whole
area.
On the south side of Lawrence Avenue East, pro-
vide a dedicated passage for both pedestrians and
cyclists across the existing parking lot to connect
to east-west trails just north of Eglinton Avenue
ensuring that this pathway is designed to distin-
guish it from the existing parking lot, with decora-
tive paving materials, shrubs etc.
On the north side of Lawrence Avenue, design
an inviting green space with seating areas and
include a pedestrian/cycling corridor that connects
to the green trail to the north. Improve the design
of the Toronto Parking Authority (TPA) parking lot
to be attractive with by implementing landscaping
and other features.

Parks and Open Space
Provide a children’s playground in the district
north west of the hydro corridor.(see figure on
page 97).
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Stoplight Location (Elinor, Hydro Corridor)
Either locate a new stoplight at Elinor if
it does not interfere with the entrance to
ARZ bakery, or alternatively (and preferably)
locate it at the Hydro corridor to connect
the trails on either side of Lawrence Avenue
East with a paving treatment that signifies
the importance of this crossing as part of a
green corridor and an alternative pedestrian
route.

Streetscape Improvements
Reduce number of through lanes to 6.
Use space created by 7th lane to create a
boulevard area on both sides of the road for
landscaping and tree planting.
Use part of the existing right-of-way between
private property and the public sidewalks for
a green strip with landscaping and a double
row of deciduous trees.
Proposed street section: 1.0 -3.0 metre
setback on private development; 2.5 metre
landscaped area extending from private
property to the public sidewalk; 3.0 metre
wide public sidewalk ; 2.5 metre landscaped
boulevard between the sidewalk and the
road edge pavement; a pavement width of
21 to 23 metres.

No on-street parking (revisit 20 years from now).

Plan for deciduous street trees along the
street edge to create a green street wall.
Provide benches for seniors with a plan for
more on the north side of the street than on

the south side, since this is where the majority

of seniors’ facilities are located.

Parks and Open Space Linkage. N.T.S.
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Create a unique signature design for the street lights
that celebrates the area history and/or modernist
design influences.

Create a major gateway feature at Victoria Park
perhaps through signage, art, or built form. This
may be an opportunity for a public art installation
through a public art competition.
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Private Property Improvements
Encourage landscape improvements to surface
parking lots locate in front of buildings, particu-
larly areas that will stay for along time without
being redeveloped i.e. the plaza on the south
side of Lawrence Avenue just east of Pharmacy.
Explore incentives with the BIA to encourage
owners to improve the peripheries of their park-
ing lots.
Encourage owners to design and build an at
tractive kiosk at the NE corner of Lawrence
and Warden to accommodate temporary or
seasonal market activity.

Buildings and Land Use
At major intersections such as Warden, Phar-
macy and Victoria Park, examine the potential
of 15 storey slim towers tapering down to 8
storeys for the remainder of the strip.
Provide for a stepback at the sixth storey for
buildings located at the street frontage.
Provide for a 45 degree angular plane from
residential properties to the north and south of
Lawrence Avenue frontages.
Allow for buildings with front courtyards, if
possible.
Provide for a 1.0 to 3.0 metre setback from the
property line.
Provide for landscaping at the rear of properties

to create a green buffer with existing residential.

SUMMARY OF DISCUSSION: WARDEN AVE TO
BIRCHMOUNT RD. SUB AREA 2

PUBLIC REALM

Parks and Open Space Linkage
Many streets that feed onto Lawrence Ave. do
not have streetscape. Improve these connections
through vegetation and / or tree planting;
Provide pedestrian links from cul-de-sacs to
Lawrence Ave.;
Turn the strip of land east of Ellington Dr. into
a trail that connects to the surrounding open
spaces and community amenities, such as the
Greek Community Centre and the Ellesmere
Community Centre. The trail can connect to
form a loop with the Hydro corridor.

Streetscape Improvements
Improve the public realm with public or BIA
funds and encourage the private sector to follow
the example;
Create a better environment for pedestrians by
providing wider sidewalks and pedestrian-related
lighting;
Vegetation along Lawrence Ave. is an important
element. Improvement must strike a balance
between improving the attractiveness of the
environment and visibility in front of strip malls.
Vegetation should be low enough to beautify
while maintaining visibility to signage. Alterna-
tively, deciduous-canopy trees can be used to
ensure ground level visibility;
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Work within the existing public right-of-way and Integrate new mixed-use development into the
pavement width to incorporate on-street parking, a existing communities along Lawrence Ave. west
bike lane, High Occupancy Vehicle (HOV) lane, etc.; of the Hydro Lands, enhancing and strengthen-
Provide kiosks for pedestrian wayfinding, map of lo- ing the existing retail activities;
cal businesses, and information on the area. Buildings can have an eight-storey base,

stepped back at the sixth storey. Thin towers

PRIVATE REALM can be located above the eighth storey. The
building height should be justified by good

Existing Private Realm Improvements design.
Improvement must strike a balance between main-
taining the area’s character and promoting redevel-
opment;

Provide outside fairs and markets for small entrepre-
neurs with a low cost entry point.

Provide incentives for improved signage, parking and
building facades;

Apply signage regulations to help move things in the
right direction;

The major impediment to improvement is the frac-
tured ownership of the strip malls; therefore, it is
crucial to create a mechanism for making common
improvement.

New Developments: Land-Use & Built Form
Encourage mixed-use along Lawrence Ave. E.;
Encourage new mixed-use development between
Hydro Lands and Birchmount Rd. that could result
in creating a new community, taking advantage of
the fact that this stretch of Lawrence Ave. has fewer
constraints than the rest of the study area;
The new community will form the link between the
residential community west of Warden Ave. and the
residential community east of Birchmount Rd.;
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